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  1.0 Executive Summary/Introduction 

Highland Marketplace Draft EIR  1-1 12/20/2011  

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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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  
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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 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 
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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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2.0 PURPOSE OF EIR 
 

2.1 INTRODUCTION 

 

An Environmental Impact Report (EIR) as defined in Section 21061 of the California 

Environmental Quality Act (CEQA) Statute & Guidelines, is an informational document to be 

considered by every public agency prior to its approval or disapproval of a project. The purpose 

of an EIR is to generally inform public agency decision-makers and the public of the potentially 

significant environmental effects associated with a proposed project, identify ways to minimize 

or eliminate the significant effects, and evaluate a reasonable range of alternatives that would 

meet the major objectives of the proposed project but further reduce or avoid significant 

environmental effects.  

 

This EIR has been prepared in compliance with CEQA, the State Guidelines for Implementation 

of CEQA, and the City of San Bernardino Guidelines for CEQA Implementation to document 

existing environmental conditions and evaluate the potentially significant environmental effects 

that could result from the implementation of the Home Depot shopping center at Highland and 

Arden Avenues. The Project Site totals 17.37-acres and is located in the City of San Bernardino, 

in San Bernardino County (see Figure 2-1). The Project Site is located near the southwest corner 

of Highland and Arden Avenues in the City of San Bernardino. Figure 2-2 shows the vicinity of 

the project site.  

 

The proposed Project is the re-development of a previously developed multi-family residential 

site into a commercial shopping center with a maximum of 204,720 square feet (SF) of general 

commercial land uses. The proposed shopping center would include one (1) 107,979 square-foot 

home improvement center with 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 will include a City of San Bernardino General Plan Amendment 

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

Commercial General (CG-1), an approval of a Conditional Use Permit (CUP) to allow for multi-

tenant use of the Project Site, and a parcel map to create seven (7) lots. Figure 2-3 shows the 

conceptual site plan. 

 

2.2 AUTHORITY 

 

An EIR provides objective planning and environmental information to guide and assist decision-

makers, lead agency staff and the public in their evaluation of the potential environmental effects 

that may result from implementation of the project as proposed. The California Environmental 

Quality Act (CEQA) Guidelines Section 15151 contains the following standards of adequacy: 

 
“An EIR should be prepared with a sufficient degree of analysis to provide decision-makers with 

information which enables them to make a decision which intelligently takes account of 

environmental consequences. An evaluation of the environmental effects of a proposed project 

need not be exhaustive, but the sufficiency of an EIR is to be reviewed in the light of what is 

reasonably feasible. Disagreement among experts does not make an EIR inadequate, but the EIR  
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should summarize the main points of disagreement among the experts. The courts have looked not 

for perfection; but for adequacy, completeness, and good faith effort at full disclosure.” 

 
This EIR considers a series of actions that are needed to achieve the implementation of the 
proposed commercial development and the GPA, and was prepared in accordance with the 
California Environmental Quality Act of 1970 (Public Resources Code, Section 21000 et seq.), 
the Guidelines for Implementation of the California Environmental Quality Act published by the 
Resources Agency of the State of California, and the City of San Bernardino’s local CEQA 
Guidelines. This EIR was prepared by Lilburn Corporation, a private environmental consulting 
firm.  
 
During the development review process, the City must consider implementation of all feasible 
mitigation measures and alternatives addressed in the EIR to substantially lessen anticipated 
environmental impacts of the project. As mandated by the CEQA Guidelines, this EIR reflects 
the independent judgment of the Redevelopment Agency of the City of San Bernardino (RDA) 
regarding the proposed project in accordance with CEQA Guidelines Section 15084(e)).  
 
2.3 LEAD AGENCY 
 

The RDA is the lead agency as defined in section 15051(b) of the Guidelines for implementing 

the California Environmental Quality Act (CEQA) which states “If the project is to be carried 

out by a non-governmental person, the Lead Agency shall be the public agency with the greatest 

responsibility for supervising or approving the project as a whole.” Additionally, other agencies 

may have authority over resources that may be affected by the project, or may be required to 

issue permits or give other input on implementation of the project. These “responsible agencies” 

include the California Department of Transportation (CalTrans), Regional Water Quality Control 

Board (RWQCB), and the South Coast Air Quality Management District (SCAQMD). 

 

2.4 ORGANIZATION OF THE EIR 

 

The Draft EIR is organized into the following chapters: 

 

Chapter 1.0 – Executive Summary: Summarizes the Proposed Project, areas of controversy, 

issues to be resolved, regulatory compliance requirements, the potential environmental effects 

that may result from the implementation of the proposed Project (including cumulative), the 

mitigation measures proposed to reduced or eliminate significant effects, and a summary of the 

proposed alternatives.  

 

Chapter 2.0 – Purpose of EIR: Provides an introduction and overview of the EIR and describes 

the intended use of the document and the Lead Agency authority under CEQA. This chapter also 

includes a brief description of the proposed project, describes the purpose of an EIR, summaries 

the review process, and lists the documents incorporated by referenced. This chapter also 

includes a list of acronyms and glossary of terms.  

 

Chapter 3.0 - Project Description: Provides a detailed description of conditions on the project site 

and vicinity and the various components of the proposed project. This chapter includes a 
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statement of project objectives and provides background data on the project and project site. This 

chapter also includes a list of permits required to implement the project. 

 

Chapter 4.0 – Environmental Setting and Impact Evaluation: Describes the existing 

environmental conditions on the site and in the vicinity of the project site, and the regulatory 

environment. Describes the project's characteristics related to each of the topical environmental 

issues and states the significance criteria used to evaluate potentially significant effects of the 

proposed project. Evaluates the potential environmental effects, identifies mitigation measures to 

reduce or eliminate effects found to be significant, and determines the level of significance of the 

effect after measures have been implemented. 

 

Chapter 5.0 - Other CEQA-Required Analysis: Evaluates environmental effects of the project 

when considered with the effects of other approved and/or reasonably foreseeable projects that 

when combined, would be cumulatively significant. Also includes descriptions of: 1) ways in 

which the project may foster economic or population growth and thereby be growth inducing; 

and 2) any significant irreversible environmental changes which may result with the 

implementation of the proposed project (CEQA Guidelines section 15126.2(c)(d)). 

 

Chapter 6.0 - Alternatives: Describes a reasonable range of alternatives to the project that would 

feasibly attain most of the basic objectives of the project but would avoid or substantially lessen 

any of the significant effects identified in the environmental analysis of the project.  

 

Chapter 7.0 - References: Includes a list of lead agency staff members who participated in the 

preparation of the EIR as well as the consultants who prepared the technical reports to support 

the environmental analysis. Chapter 7.0 also includes a bibliography of information used to 

prepare the EIR and lists persons and organizations consulted during report preparation. 

 

2.5 INCORPORATION BY REFERENCE 

 

As permitted by section 15150 of the CEQA Guidelines, this Draft EIR has referenced several 

technical studies, analyses, and reports, which are included in the technical appendices included 

in the EIR. Information from documents incorporated by reference has been summarized in the 

appropriate section(s) that follow. The following documents are hereby incorporated by 

reference and are available for review at the City of San Bernardino offices located at 300 North 

"D" Street San Bernardino, CA 92418: 

 

 City of San Bernardino General Plan 

 City of San Bernardino Zoning Ordinance 

 

2.6 REQUIRED PERMITS AND APPROVALS 

 

The discretionary actions listed below are required prior to implementation of the Highland 

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

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

approvals. 
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City of San Bernardino 

 General Plan Amendment 

 Zone Change 

 Tentative Parcel Map 

 Conditional Use Permit 

 Grading and Building Permits 
 
Regional Water Quality Control Board 

 Storm Water Pollution prevention Plan (SWPPP) 

 Waste Quality Management Plan (WQMP) 
 
Caltrans 

 Encroachment Permits 
 
South Coast Air Quality Management District 

 Air Quality Permits for the storage and dispensing of gasoline 
 

The Environmental Impact Report (EIR) (State Clearinghouse No. 2011061021) has been 

prepared by the RDA to evaluate the environmental effects of the proposed Highland 

Marketplace, a commercial development on an approximate 17.37-acre site.  

 

The RDA is the lead agency as defined in Section 15051(b) of the Guidelines for implementing 

California Environmental Quality Act (CEQA) which states “If the project is to be carried out by 

a non-governmental person, the Lead Agency shall be the public agency with the greatest 

responsibility for supervising or approving the project as a whole.” 

 

2.7 PROJECT UNDER REVIEW 
 

The Project Applicant (Home Depot U.S.A, Inc. and Mark Development, Inc.) is proposing to 

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

garden center; a 43,830 square-foot major retail structure that may include a grocery store; a 

8,340 square-foot multi-tenant building for various shops, which may include restaurants, 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 proposed Project includes a 

subdivision of the 17.37-acre site into seven (7) parcels ranging in size from 0.73 acres to 

8.93 acres.  

 

The Project Site is located south of Highland Avenue, west of Arden Avenue, and north of 

20
th

 Street, and includes a prominent portion of what has historically been known as the Arden-

Guthrie neighborhood of the City. The Project Site is currently designated Commercial 

Recreation in the City’s General Plan and zoned Public Commercial Recreation (PCR). The 

proposed Project would require a General Plan Amendment (GPA) to change the existing land 

use designation from PCR to Commercial General (CG-1), and approval of a Conditional Use 

Permit (CUP) to allow for multi-tenant use of the Project Site and increase building height for 

architectural elements. 
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The Arden-Guthrie neighborhood was historically afflicted with a number of physical and 

economic conditions of blight, as those terms are defined in Health and Safety Code Sections 

33030 et seq., including substandard structures and dwellings, residential overcrowding, 

substandard property maintenance conditions, inadequate improvements, abandoned property, 

depreciating and stagnant property values, and criminal activity which occurred at rates 

documented to be higher than crime rates in other neighborhoods of the city. All of these factors 

combined, substantially and detrimentally affected the neighboring residents, schools and 

businesses. 

 

The Project Site is currently owned by the San Bernardino Economic Development Corporation, 

a 501C3 non-profit organization operating in tandem with the RDA, and is the subject of a 

Disposition and Development Agreement (DDA) between RDA and the Project Applicant. The 

DDA is being processed concurrently with the Project entitlements.  The Project Site was 

acquired by the Redevelopment Agency of the City of San Bernardino over a period of time 

starting in 1993, to address conditions of blight that existed in the Arden-Guthrie neighborhood 

and particularly on the Project Site. The primary purpose of the RDA’s acquisition of the 

properties comprising the Project Site, and subsequent demolition of the existing residential 

structures and relocation of residents, was to promote and foster a commercially viable and 

economically sustainable plan of redevelopment and reuse of the Project Site and to prevent the 

spread of blight and related crime into other surrounding neighborhoods and communities.  The 

RDA and the Project Applicant have been in negotiations since 2007 for the acquisition and 

commercial development of the Project Site.  The RDA acquired the last properties of the Project 

Site in late 2008, and demolition of the residential structures was completed in or around 2010. 

 Ownership of the project site was transferred to San Bernardino Economic Development 

Corporation in 2011 following the introduction of state legislation calling for the elimination of 

Redevelopment Agencies.  The certain utilities and other infrastructure that served the residential 

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

Project.  

 

2.8 ENVIRONMENTAL REVIEW PROCESS 

 

2.8.1 CEQA Process 

 

The purpose of this EIR is to evaluate the potential environmental effects of the proposed project 

and all actions related for the approval of the GPA and CUP. A Notice of Preparation (NOP) was 

issued by the City on June 6, 2011 pursuant to State CEQA Guidelines, Section 15082 (a), 

15103, and 15375 (State Clearinghouse #2011061021). The City circulated the NOP to 

responsible and trustee state agencies, local organizations, and interested individuals to identify 

issues to be addressed in the EIR. The 30-day circulation period required by CEQA began on 

June 8, 2011 and ended on July 7, 2011. Comments that were received on the NOP have been 

addressed during the preparation of the EIR, and copies of the comments letters are included in 

Appendix A. 
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2.8.2 Scope of the EIR 

 

An Initial Study for the Proposed Project was prepared prior to circulation of the NOP. The 

preliminary analysis, NOP, and comment letters received during circulation of the NOP, 

determined that the following potential environmental issues should be analyzed in this EIR: 

 

 Aesthetics  Hazards and Hazardous Materials 

 Air Quality  Hydrology and Water Quality 

 Greenhouse Gas  Noise 

 Cultural Resources  Traffic and Circulation 

 Geology and Soils  Utilities  

 

A copy of the Initial Study, NOP and comment letters are included in Appendix A of this EIR. 

 

Although not identified in the Initial Study, the EIR analyzes economic impacts (urban decay) 

potential from implementation of the Proposed Project. The analysis is provided in Section 4.10 

of this EIR, and a copy of Retail Impact Study is provided in Appendix J. 

 

2.8.3 Issues Raised in Comments on the NOP 

 

The following issues were raised in comments received on the NOP: 

 

 East Valley Water District 

- The District requested that, prior to site development, existing sewer and water mains 

on-site need to be properly abandoned, per approved plans, with the exception of one, 

12-inch water main along the frontage road of Highland Avenue within the property 

boundary, and two water mains (a 12-inch and 20-inch) along Arden Avenue that 

need to be protected in place.  

 

 City of Highland 

- The City of Highland requested that an economic analysis be included in the EIR to 

identify potential impact to the existing businesses in the area (inclusive of the City of 

Highland within a minimum one-mile radius of the site) and discuss the possible loss 

and closing of businesses. The City’s Engineering Division also requested a copy of 

the Project’s Traffic Study. 

 

 Department of Toxic Substances Control 

- The Department of Toxic Substances Control (DTSC) requests that the EIR evaluate 

whether conditions within the Project area may pose a threat to human health or the 

environment. 

- The EIR should identify the mechanism to initiate any requested investigation and/or 

remediation for any site within the project area that may be contaminated. 
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- Any environmental investigations, sampling and/or remediation for a site should be 

conducted under a work plan approved and overseen by a regulatory agency. Any 

closure, certification or remediation approval reports should be included in the EIR. 

- If buildings, other structures, asphalt or concrete-paved surfaces areas are to be 

demolished, an investigation should be conducted for the presence of hazardous 

materials. 

- During earthmoving activities, if contaminated soils are encountered, it must be 

properly disposed of in accordance with state and federal regulations. 

- Human health and the environment of sensitive receptors should be protected during 

any construction or demolition activities.  

- If the site was used for agricultural, livestock or related activities, on-site soils and 

groundwater might contain pesticides, agricultural chemicals, organic waste or other 

related residue. Appropriate investigation and remedial actions would be necessary. 

- If it is determined that hazardous wastes are, or will be generated by the proposed 

operations, the wastes must be managed in accordance with the California Hazardous 

Waste Control Law and the Hazardous Waste Control Regulations.  

 

 Native American Heritage Commission 

- The NAHC indicated that based on the USGS coordinates of the project location 

provided, no Native American cultural resources were identified in the area of 

potential effect according to the NAHC Scared Lands File search 

- The NAHC request early consultation with Native American tribes in the area and 

identified on an attached list of Native American contacts. 

- NAHC recommends contacting the California Historic Resources Information System 

(CHRIS) for pertinent archaeological data. 

- Request the following of State and Federal regulations for the accidental discovery of 

archeological resources, and mandated processes required in the event human remains 

are unearthed during construction.  

 

2.8.4 Public Scoping Meeting 

 

The RDA held a public scoping meeting for the Proposed Project on Thursday, June 30, 2011. 

No members of the public attended, and no comments were received. 

 

2.8.5 Draft EIR 

 

Circulation of the Draft EIR begins when a Notice of Completion (NOC) is filed with the State 

Office of Planning and Research (State Clearinghouse). Filing the NOC starts the 45-day review 

period for the Draft EIR. Concurrent with the filing of the NOC, the lead agency will also 

provide a Notice of Availability of the Draft EIR to all organizations and individuals that have 

previously requested such notice or are located in proximity to the project site. This notice 

briefly describes the proposed project; identifies the date when comments must be received and 

where they are to be sent; and provides locations where copies of the Draft EIR can be reviewed 

(CEQA Guidelines section 15085 through section 15087). 
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Anyone reviewing the document may submit written comments to the RDA during this period. 

Responses to the comments received will be prepared and included in the Final EIR to be 

prepared prior to the City taking action on the proposed project during a public hearing before 

the City’s Planning Commission. 

 

Comments on the Draft EIR may be sent to: 

 

 Redevelopment Agency of the City of San Bernardino 

 Attn: John Oquendo, Planner II 

 201 North E Street, Suite 301 

 San Bernardino, CA 92401 

 Email: joquendo@sbrda.org 

 

In conjunction with the preparation of the Draft EIR, a Mitigation Monitoring and Reporting 

Program (MMRP) has been prepared (CEQA section 21081.6). The MMRP contains the 

mitigation measures along with the action that must be taken to implement them and the method 

that would be used to document or verify fulfillment of the measure. A procedure for 

determining and recording compliance is outlined for each action that must be implemented by 

the project applicant to mitigate impacts as identified in the EIR and adopted when the project is 

approved. This procedure identifies what action would be taken and when, designates who would 

be responsible for implementing the action, and to whom and when compliance would be 

reported. 

 

2.8.6 Final EIR 

 

At the end of the public review period, written comments on the project will be compiled and 

responses generated in conjunction with the preparation of the Final EIR. The Final EIR will 

consist of a list of all persons, organizations, and public agencies commenting on the Draft EIR; 

copies of the comments received on the Draft EIR; responses to comments; and any other 

pertinent information added by the lead agency (CEQA Guidelines section 15132). 

 

The Final EIR will serve as the CEQA compliance document for the RDA and any other 

agencies that may be responsible for review of the proposed project and issuance of required 

permits (see Section 1.2.2). 

 

2.9 ACRONYMS 

 

AAQS  Ambient air quality standards 

AASHTO  American Association of Safe Highway and Transportation Officials 

ADT  Average daily traffic 

AQMD  Air Quality Management District 

AQMP  Air Quality Management Plan 

BACT  Best available control technology 

BLM  Bureau of Land Management 

BMP  Best Management Practices 

CAA  Clean Air Act 

mailto:joquendo@sbrda.org
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CAAA  Clean Air Act Amendments 

CAAQS  California Ambient Air Quality Standards 

CalEEMod  California Emissions Estimator Model 

CALTRANS California Department of Transportation 

CARB  California Air Resources Board (also ARB) 

CAT  Climate Action Team 

CCR  California Code of Regulations 

CDFG  California Department of Fish and Game 

CEC  California Energy Commission 

CESA  California Endangered Species Act 

CEQA  California Environmental Quality Act 

CFR  Code of Federal Regulations 

CGS  California Geological Survey 

CHL  California Historical Landmarks 

CHP  California Highway Patrol 

CNDDB  California Natural Diversity Database 

CNEL  Community Noise Equivalent Level 

CNPS   California Native Plant Society 

CO   Carbon monoxide 

CO2   Carbon dioxide 

CPHI   California Points of Historical Interest 

CRHR   California Register of Historical Resources 

CUP  Conditional Use Permit 

CUPA  Certified Unified Program Agency 

CWA  Clean Water Act 

dB   Decibel 

dBA  A-weighted decibel scale 

DDA  Disposition and Development Agreement 

DOT  Department of Transportation 

DPM  Diesel particulate matter 

DTSC  Department of Toxic Substances Control 

EBL  Eastbound Left 

EBR  Eastbound Right 

EBT  Eastbound Through 

EIR  Environmental Impact Report 

ESA  Endangered Species Act 

EPA  Environmental Protection Agency (federal and state) 

F  Fahrenheit 

FEMA  Federal Emergency Management Agency 

FESA  Federal Endangered Species Act 

FHWA  Federal Highway Administration 

GHG  Greenhouse gases 

GPM  Gallons per minute 

GPA  General Plan Amendment 

HAPS  Hazardous air pollutants 

HCM  Highway Capacity Manual 
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HFC  Hydrofluorcarbons 

HMMD  Hazardous Materials Management Division 

HRI  Historic Resources Inventory 

IPCC  International Panel on Climate Change 

ITE  Institute of Transportation Engineers 

IVDA  Inland Valley Development Agency 

Leq  Equivalent noise levels 

Lmax  Maximum sound level 

Lmin  Minimum sound level 

LOS  Level of service 

LST  Localized significance threshold 

MCE  Maximum Credible Earthquake 

MG  million gallons 

MGD  Million gallons per day 

MMRP  Mitigation Monitoring and Reporting Program 

MPE  Maximum probable [earthquake] event 

mph  Miles per hour 

MSL  Mean sea level 

Mw  Moment Magnitude 

NAAQS  National ambient air quality standards 

NAHC  North American Heritage Commission 

NBL  Northbound Left 

NBR  Northbound Right 

NBT  Northbound Through 

NO2  Nitrogen dioxide 

NOC  Notice of Completion 

NOI  Notice of Intent 

NOP  Notice of Preparation 

NOx  Nitrogen oxides 

NPDES  National Pollutant Discharge Elimination System 

NRHP  National Register of Historic Place 

OEHHA  Office of Environmental Health Hazards Assessment 

OPR  Office of Planning and Research (California) 

OSHA   Occupational Safety and Health Administration 

O3  Ozone 

Pb  Lead 

PCE  Passenger car equivalent, generally 1 truck being equal to approximately 1.5-2 cars 

PM2.5  Fine particulate matter with diameter of 2.5 microns or less 

PM10  Particulate matter with diameter of 10 microns or less 

ppm  Parts per million 

ppmv  Parts per million by volume 

REL  Reference exposure level (for health risk assessments) 

RDA Redevelopment Agency of the City of San Bernardino 
RMP   Risk Management Plan 

ROWD  Report of Waste Discharge 

ROG  Reactive organic gases 
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RPLI  Regional Paleontologic Location Inventory 

RTIP  Regional Transportation Improvement Program 

RWQCB  Regional Water Quality Control Board 

SO2  Sulfur dioxide 

SBL Southbound Left 

SBR Southbound Right 

SBT Southbound Through 

SCAB South Coast Air Basin 

SCAG Southern California Association of Governments 

SCAQMD South Coast Air Quality Management District 

SF square feet 

SR  State Route 

SRA  Source receptor area 

SWPPP  Stormwater Pollution Prevention Program 

TAC  Toxic air contaminants 

TDS  total dissolved solids 

TIA  Traffic Impact Analysis 

URF   Unit risk factor (for health risk assessments) 

USFWS  United States Fish and Wildlife Service 

USGS  United States Geological Survey 

VOC  Volatile organic compound 

VPHG  Vehicles per hour of green 

WDR Waste discharge requirements 

WBL Westbound Left 

WBR Westbound Right 

WBT Westbound Through 

WQMP Water Quality Management Plan 
 
2.10 GLOSSARY OF TERMS 
 
Acre-foot: Volume of liquid or solid required to cover an area of one acre to a depth of one foot. 

Equals approximately 325,850 gallons of water. 

 

Active fault: Geologic fault with recent seismic activity that has displaced materials not more 

than 12,000 years old. 

 

Alquist-Priolo Fault Zone: State-identified areas of potentially active and recently active faults. 

 

Alquist-Priolo Special Studies Zones Act: Places specific responsibilities on local governments 

for identification and evaluation of seismic and geologic hazards, and formulation of programs 

and regulations to reduce risk in identified locations. 

 

Aquifer: A geological formation that is sufficiently permeable to conduct groundwater and to 

yield significant quantities of water to wells and springs. 

 

California Endangered Species Act: California state legislation, enacted in 1984, with the 

intent to protect floral and faunal species by listing them as “rare,” “threatened” “endangered,” or 
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“candidate” and by providing a consultation process for the determination and resolution of 

potential adverse impact to the species. 

 

California Environmental Quality Act (CEQA): Policies enacted in 1970, and subsequently 

amended (through September 2004), the intent of which is the maintenance of a quality 

environment for the people of California now and in the future. 

 

CALINE4: Computer Model, air quality model developed by the California Department of 

Transportation. 

 

CNEL: Community Noise Equivalent Level-a noise index that accounts for the greater 

annoyance of noise during evening and nighttime hours. 

 

Discretionary actions: Conditions which can be imposed on a project action prior to approval 

for implementation. The approval would thus be “at the discretion” of an agency. 

 

EMFAC2002: A computer program published by the California Air Resources Board (CARB) 

that calculates on road vehicle emissions. 

 

Endangered species: A species whose prospects of survival and reproduction in the wild are in 

immediate jeopardy from one or more causes. 

 

Environmental Impact Report (EIR): Document in which the impacts of any state or local, 

public or private project action which may have a significant environmental effect are evaluated 

prior to its approval and subsequent construction or implementation, as required by the 

California Environmental Quality Act. 

 

Fault: A geologic fracture or fracture zone along which there has been displacement of the sides 

relative to one another. 

 

Groundwater: Water found beneath the land surface in the zone of saturation below the water 

table. 

 

Hazardous material: Substance which, because of its potential for either corrosivity, toxicity, 

ignitability, chemical reactivity, or explosiveness, may cause injury to persons or damage to 

property. 

 

Hydrogeology: The study of surface and subsurface water. 

 

Lead Agency: The public agency which has the principal responsibility for carrying out or 

approving a project. 

 

Level of Service (LOS): An indicator or traffic conditions at an intersection or on a stretch of 

roadway, and of the delay that can be expected in the general area; A is the best (no delay) and F 

is the worst. 
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Notice of Preparation (NOP): A brief notice sent by the public agency with principal 

responsibility for carrying out or approving a project to notify other agencies that an EIR is being 

prepared. 

 

NOx: A generic term for various oxides of nitrogen. 

 

Ozone (O3): An end product of complex reactions between reactive organic gases (or non-

methane hydrocarbons) and nitrogen oxides (NOx) in the presence of intense ultraviolet 

radiation. 

 

Rare species: A species which, although not presently threatened with extinction, is in such 

small numbers throughout its range that it may become endangered if its present environmental 

worsens. 

 
Regional Water Quality Control Board (RWQCB): Agency which administers the 
requirements of the California Administrative Code, Title 23, Division 3, Chapter 15 
(Section 2595,g,7) to ensure the highest possible water quality consistent with all demands. 
 
Responsible agency: A public agency which proposes to carry out or approve a project for 
which a lead agency has prepared an EIR. A responsible agency is any agency with discretionary 
approval over a project. 

 

Right-of-way (ROW): The right to pass over property owned by another. The strip of land over 

which facilities such as roadways, railroads, or power lines are built. 

 

Seismicity: The likelihood of an area being subject to earthquakes. 

 

Sensitive species: Generic term for any plant or animal species which is recognized by the 

government or by any conservation group as being depleted, rare, threatened, or endangered. 

 

Significant environmental impact: As defined by CEQA, Chapter 3, Article 1, 

Section 15002(g), “a substantial adverse change in the physical conditions which exist in the area 

affected by the proposed project.” 

 

Threatened Species: Species which, although not presently threatened with extinction, is likely 

to become endangered in the foreseeable future in the absence of special protection and 

management efforts. 

 

Trustee Agency: A state agency having jurisdiction over natural resources that may be affected 

by the project, which are held in trust by the state. These include the California Department of 

Fish and Game, State Lands Commission, and State Department of Parks and Recreation. 

 

Waste discharge requirements: Regulation described in Title 23, Division 3, Chapter 15, of the 

California Code of Regulations which governs discharge of wastes to land in order to preserve 

the quality of the state’s surface and ground waters. 
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3.0 PROJECT DESCRIPTION 
 

3.1 INTRODUCTION 

 

3.1.1 Purpose and Need for the Project    
 

The Proposed Project involves the redevelopment of a previously developed multi-family 

residential site into a commercial shopping center with a maximum of 204,720 square feet (SF) 

of general commercial land uses on approximately 17.37 acres in the northeasterly portion of the 

City of San Bernardino (City). 

 

The Project Site is located south of Highland Avenue, west of Arden Avenue, and north of 

20
th

 Street, and includes a prominent portion of what has historically been known as the Arden-

Guthrie neighborhood of the City. The Project Site is currently designated Commercial 

Recreation in the City’s General Plan and zoned Public Commercial Recreation (PCR). 

 

The Arden-Guthrie neighborhood was historically afflicted with a number of physical and 

economic conditions of blight, as those terms are defined in Health and Safety Code Sections 

33030 et seq., including substandard structures and dwellings, residential overcrowding, 

substandard property maintenance conditions, inadequate improvements, abandoned property, 

depreciating ad stagnant property values, and criminal activity which occurred at rates 

documented to be higher than crime rates in other neighborhoods of the City. All of these factors 

combined, substantially and detrimentally affected the neighboring residents, schools and 

businesses. 

 

The Project Site is currently owned by the San Bernardino Economic Development Corporation, 

a 501C3 non-profit organization operating in tandem with the RDA, and is the subject of a 

Disposition and Development Agreement (DDA) between RDA and the Project Applicant. The 

DDA is being processed concurrently with the Project entitlements. The Project Site was 

acquired by the Redevelopment Agency of the City of San Bernardino over a period of time 

starting in 1993, to address conditions of blight that existed in the Arden-Guthrie neighborhood 

and particularly on the Project Site. The primary purpose of the RDA’s acquisition of the 

properties comprising the Project Site, and subsequent demolition of the existing residential 

structures and relocation of residents, was to promote and foster a commercially viable and 

economically sustainable plan of redevelopment and reuse of the Project Site and to prevent the 

spread of blight and related crime into other surrounding neighborhoods and communities.  The 

RDA and the Project Applicant have been in negotiations since 2007 for the acquisition and 

commercial development of the Project Site.  The RDA acquired the last properties of the Project 

Site in late 2008, and demolition of the residential structures was completed in or around 2010. 

 Ownership of the Project Site was transferred to San Bernardino Economic Development 

Corporation in 2011 following the introduction of state legislation calling for the elimination of 

Redevelopment Agencies. The certain utilities and other infrastructure that served the residential 

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

Project.  
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The Project Applicant (Home Depot U.S.A, Inc. and Mark Development, Inc.) is proposing to 

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

garden center; a 43,830 square-foot major retail structure that may include a grocery store; a 

8,340 square-foot multi-tenant building for various shops, which may include restaurants, 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 proposed Project includes a 

subdivision of the 17.37-acre site into seven (7) parcels ranging in size from 0.73 acres to 

8.93 acres. 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 General (CG-1), and approval of a Conditional Use Permit 

(CUP) to allow for multi-tenant use of the Project Site  including a gas station with 24 hour 

operation and sale of alcohol, fast food with drive thru, bank with drive thru and sit down 

restaurant with alcohol sales and increase building height for architectural elements. 

 

Residents and businesses within this area of the City would benefit from redevelopment of the 

currently vacant site and an increase in available retail shopping opportunities. The City as a 

whole may benefit by a reduction in cross-town traffic trips that are generated specifically for 

home improvement shopping opportunities. 

 

3.1.2 Project Objectives 
 

CEQA Guidelines Section 15124(b) requires that the project description include a statement of 

objectives sought by the proposed project.  The statement of objectives will assist the Lead 

Agency in developing a reasonable range of alternatives for evaluation in the EIR. The 

objectives will also assist the Lead Agency in developing findings for a statement of overriding 

considerations, if required. 

 

The specific Project Objectives stated below are intended to be consistent with the City’s goals 

for implementing the General Plan, and include the following: 

 

 Increase employment opportunities in the City of San Bernardino. 

 Redevelop vacant property in a commercial area of the city and provide local shopping 

and retail service opportunities. 

 Provide an attractively designed, economically viable Neighborhood Retail Center that 

would be an amenity for local residents. 

 Provide a conveniently located Neighborhood Retail Center that would reduce trips from 

residents’ homes to more distant shopping areas. 

 Broaden the City’s economic base by attracting new commercial uses to the project area. 

 Locate the project near regional freeways to attract non-local shoppers. 

 Develop a project that is both a financial asset to the City and that mitigates 

environmental impacts to the extent feasible. 
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3.2 REGIONAL SETTING 
 

The San Bernardino Valley, approximately 100 square miles in size, lies at the south base of the 

Transverse Ranges (a group of mountain ranges that begin at the southern end of the California 

Coast Ranges and lie between Santa Barbara and San Diego counties).  The valley is bordered on 

the north by the San Gabriel Mountains and the San Bernardino Mountains, on the east by the 

San Jacinto Mountains, and on the south and west by the Santa Ana Mountains, and has an 

elevation that varies from 590 feet on valley floors near Chino to 1,380 feet near San Bernardino 

and Redlands. 

 

The Project Site is located in the City of San Bernardino within the San Bernardino Valley 

region of San Bernardino County, approximately 60 freeway miles east of downtown Los 

Angeles along Interstate 10 (I-10) between Los Angeles and Palm Springs. Interstate 210 (I-210) 

runs east-west through San Bernardino from Los Angeles County to Redlands, providing access 

to a number of mountain communities to the northeast. 

 

The City of San Bernardino encompasses an area that stretches from just south of I-10 northerly 

to the Cajon Creek Wash and the San Bernardino Mountains.  The City’s total planning area is 

71 square miles, including 11 square miles of unincorporated lands within its sphere of influence. 

 

San Bernardino is the largest of 12 incorporated cities within the San Bernardino Valley.  The 

City is bordered by the cities of Highland to the east, Loma Linda to the south, Redlands to the 

southeast, and Rialto and Colton to the west.  The City of San Bernardino is bordered on the 

north by unincorporated San Bernardino County and the National Forest. Figure 3-1 shows the 

regional location of the Project Site. 

 

Major geographical features of the City include: the San Bernardino Mountains and the San 

Bernardino National Forest, in which the City's northernmost neighborhood, Arrowhead Springs, 

is located; the Cajon Pass adjacent to the northwest; City Creek, Lytle Creek, San Timoteo 

Creek, Twin Creek, and Warm Creek which feed the Santa Ana River that forms part of the 

City's southern boundary south of the San Bernardino International Airport. 

 

San Bernardino is unique among southern Californian cities because of its wealth of water, 

which is mostly contained in underground aquifers.  A large part of the City is over the Bunker 

Hill Groundwater Basin.  This fact accounts for an historically high water table in portions of the 

City.  The City has several notable hills and mountains including Perris Hill, Kendall Hill, and 

Little Mountain, which rises among the Shandin Hills (generally bounded by Sierra Way, 30th 

Street, Kendall Drive, and I-215 Freeway). 

 

San Bernardino features a somewhat cooler version of a Mediterranean climate with cool to 

chilly winters, with occasional frost and snow flurries, and hot, dry summers. The arid climate 

during the summer prevents tropospheric clouds from forming, which accounts for area’s high 

temperatures with the highest recorded summer temperature at 117 °F in 1971.
 
 San Bernardino 

receives an annual average of 16 inches of rain. 

 

http://en.wikipedia.org/wiki/San_Bernardino_Mountains
http://en.wikipedia.org/wiki/San_Bernardino_National_Forest
http://en.wikipedia.org/wiki/Cajon_Pass
http://en.wikipedia.org/wiki/Santa_Ana_River
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3.3 LOCAL SETTING 

 

3.3.1 Location 

 

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

within southwestern San Bernardino County. 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 20
th

 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 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. Figure 3-2 illustrates the local vicinity of the Project Site.  

Major arterials in the vicinity of the Project Site include Highland Avenue, Base Line Street, 

I-210, I-215, and I-15 (see Figure 3-2). Local jurisdictions in the vicinity of the Project Site are 

indicated on Figure 3-3. 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.  

Existing off-site utilities would be extended to serve the proposed Project. 

 

3.3.2 Surrounding Land Uses 
 

Land uses surrounding the site are shown on Figure 3-3 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 to the south.  Table 3-1 lists surrounding land 

uses, and General Plan and Zoning designations for surrounding properties as well as the Project 

Site. 

 

Table 3-1 

Existing Land Use and General Plan/Zoning Designations 

Direction Existing Land Use General Plan Designation Zoning Designation 

Project Site Vacant Commercial Recreation 
(PCR) Public Commercial 

Recreation 

North Highland Avenue; Commercial General Commercial (CG-1) General Commercial 

South 
20

th
 Street 

Emmerton Elementary School 
Public Facility; Residential 

(PF) Public Facility; (RMH) 
Residential Medium High 

East 
I-210 Eastbound on-ramps 

Multi Family Residential 
Residential 

(RMH) Residential Medium 
High 

West 
Residential 

 
Residential 

(RMH) Residential Medium 
High 
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3.3.3 Legal Description 
 

The Project Site is found on the San Bernardino North USGS 7.5-minute quadrangle map in 

Section 30, Township 1 North, Range 3 West, San Bernardino Base and Meridian. The property 

totals 17.37 acres and consists of all or parts of the following parcels: 1191-021-01, 1191-021-38 

through 1191-021-69; and 1191-021-11 through 1191-021-37. 
 

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. 
 

3.3.4 History of the Project Site 
 

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

four-plexes, totaling 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 Redevelopment Agency of the City of 

San Bernardino (RDA), acting on the direction of its Board of Directors and the Mayor and 

Common Council of the City, 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 EIR. 
 

3.4 PROJECT DESCRIPTION 
 

The Proposed Project is 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 (see 

Figures 3-1 and 3-2). 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 3-4, Site Plan).  The proposed major retail structure may include a grocery store.  In 

addition to the major tenants and as shown on Figure 3-4, the retail center would have four (4) 

general commercial land uses totaling 16,460 square-feet (refer to Table 3-2). Retail use types 

are identified for the 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  
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are useful to evaluating potential impacts such as traffic generation, traffic flow, on-site 

circulation patterns, noise, and the use of hazardous materials. 

 

 

Table 3-2 

Highland Marketplace 

Proposed Land Uses and Square Feet of Building Area 

Land Use Building Area (Sq. Ft.) 

Home Improvement 107,979 

Garden Center 28,111 

Major 1 43,830 

Shops  8,340 

Pad 1  2,900 

Pad 2 4,560 

Pad 3 3,500 

Pad 4 5,500 

TOTALS 204,720 

  Source: TAIT & Associates, Inc., Site Plan, April 2011 

 

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 ranging in size from 0.73 acres to 8.93 acres (see Figure 3-5, Tentative Parcel Map). The 

Proposed Project would require a Master Sign Program, Rezone and GPA to change the existing 

land use designation from Public Commercial Recreation (PCR) to Commercial General (CG-1), 

and approval of a 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. 

 

The project would have an east-west orientation along Highland Avenue with major tenants 

facing north toward Highland Avenue. The home improvement center would be located at the 

southwest corner of the site, and the other major retail structure with attached shops is located 

near the southeast corner of the site. The remaining general commercial pad buildings are 

detached and are located primarily along the northern portion of the Project Site.  In addition to 

the major tenants, the land uses may include two drive-through restaurants, a drive-through bank, 

and a gas station. 

 

A retaining wall varying in height from three to eight feet is planned along the southern and 

western boundary of the Project Site (refer to Figure 3-6). A split-level retaining wall constructed 

of a six-foot  high  lower  level  section, above  which would be a ten-foot wide landscaped area  
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(see Figure 3-7), 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). 

 

Site development involves drainage improvements including an underground detention system, 

storm lines and dry wells to be constructed throughout the Project Site.   

 

Ingress and egress to the site is via three driveways on Highland Avenue, one driveway on Arden 

Avenue, and two driveways along 20
th

 Street.  Two driveways, located at the northwest corner of 

the Project Site and at the proposed signal would provide ingress and egress, the third driveway 

located near Pad 3 at the northeast corner would provide ingress only. The location of the 

driveways and configuration of the shops and pad buildings near Highland Avenue create three 

distinct shopping areas. 

 

In accordance with City Development Code regulations, the Proposed Project is required to 

provide a total of 761parking spaces. The Proposed Project is designed to provide a total of 

784 parking spaces with the vast majority of the spaces located in front of the proposed home 

improvement center and Major 1, as indicated on the Site Plan.  The remaining spaces would be 

located near the shops and detached pad buildings. The drive aisles within the parking lot areas 

have an east-west orientation. 

 

Proposed Home Improvement Center 

 

The proposed use for the home improvement center is for the retail sales of building supplies, 

lumber, hardware, plant and nursery items and associated items such as appliances, barbecues, 

pool accessories, home furnishings, patio furniture and materials associated with home 

maintenance and repair.  Proposed uses would also include incidental activities such as the rental 

of tools and equipment for construction, gardening and home improvement projects, propane 

sales, the sale of trailers and sheds, and on-site truck rentals. The home improvement center use 

would include outdoor sidewalk sales and display of special products along the building front 

sidewalk and seasonal sales within the parking lot in compliance with conditions of approval 

and/or appropriate permits issued by the City. 

 

The home improvement center would consist of an approximate 107,979 square-foot store with 

an approximate 28,111 square-foot outdoor garden center for a total of approximately 136,090 

square feet. 

 



CONCEPTUAL LANDSCAPE PLAN

FIGURE 3-7
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The home improvement center would be located on the southwest portion of the Project Site, 

with the front of the building facing north. The garden center would be located immediately 

adjacent to the main building on its east side, with internal access to the main warehouse 

building and access to the parking lot.  Parking would be provided primarily on the northern 

portion of the site. 

 

Employment: The home improvement center tenant would employ approximately 150 to 175 full 

and part-time employees. There would be three employee shifts per day with approximately 

88 associates in the store per day and between 75 to 80 employees working each shift. 

 

Outdoor Sales: A display of merchandise in front of the store is proposed as part of the project.  

The display of merchandise in the outdoor sales area would be for items on special sales.  

Merchandise displayed within the outdoor sales area may include, but not be limited to, garden 

supplies, decorator items, patio furniture, plants, and seasonal items.  The display area would be 

located along the front of the building sidewalk. 

 

Seasonal Sales: An approximate 10,000± SF area consisting of a display of seasonal merchandise 

located adjacent to and north of the garden center is proposed as indicated on the Site Plan. The 

seasonal sales area would be located within the parking lot and fenced off during use. Items from 

the seasonal sales area would be purchased in the same area. The seasonal sales area would 

typically be used six to eight times yearly for sales and promotions.  The type of merchandise 

displayed in the area would be seasonal in nature and could include Christmas trees (displayed 

from the week before Thanksgiving through the Christmas season), pumpkins, trees, plants and 

other nursery materials. 

 

Trailer Display Area:  An approximate 2,400 SF (120-foot by 20-foot) area would be located 

adjacent to and east of the Seasonal Sale area to display trailers for sale as indicated on the Site 

Plan. 

 

Propane Exchange: A propane cylinder exchange program display area is proposed in front of 

the store.  It would consist of a metal enclosed propane stand, measuring approximately three 

feet deep and sixteen feet long.  The propane service would allow customers to exchange empty 

propane containers for full containers. 

 

Tool Rental Center: The Tool Rental area would be located inside the building immediately 

adjacent to the Tool Rental Center storage and wash-down area.  Tools rented to the home 

improvement center customers would include, but are not limited to drills, hammers, saws, 

cement mixers, tile cutters, generators, plumbing tools, welding tools, compactors, paint 

sprayers, lawn & garden tools, pressure washers, sanders, and ladders. A wash down area 

(10 foot tall enclosure where hand tools are washed after each rental) would be located close to 

the Tool Rental Storage Area so that associates may clean and restock tools expeditiously.  The 

Wash Down Area enclosure would include a dedicated drain that connects to the storm drain 

system through an oil separator. 

 

Truck Deliveries:  Approximately two (2) to five (5) truckloads of lumber would be delivered 

through the lumber loading area, and approximately six (6) to ten (10) truckloads would be 
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delivered through the main loading dock area per week.  Between one (1) and six (6) loads 

would be delivered through the outside garden dock per week. 

 

A lumber vestibule (off-loading area) would be located on the northwest corner of the building 

and would take delivery from flatbed trucks.  The lumber area would have a concrete staging 

area approximately 90 feet by 70 feet to allow merchandise to be quickly unloaded, avoiding 

unnecessary truck idling.  The lumber loading door is approximately 30 feet wide. 

 

Deliveries from enclosed trucks would be received in the depressed loading dock located at the 

rear of the building.  This uncovered loading dock would have a compactor and three truck bays 

that have a grade difference of approximately four feet from the finished floor to provide a flush 

connection from the building to the truck bed. 

 

Garden center deliveries would be received at the east side of the garden center at a 25-foot by 

20-foot loading area. 

 

Customer Pick Up/Delivery: Lumber would be sold from a covered area located on the northwest 

side of the building, allowing customers to load merchandise into their vehicles under cover.  

The home improvement center's “Load ‘N’ Go” program also allows customers to rent flatbed 

trucks to transport purchases.  The home improvement center would have one to two Load ‘N’ 

Go gasoline powered trucks parked in the store’s parking lot.  Spaces in which these vehicles are 

parked would not be counted in the total number of parking spaces provided.  Customers would 

also be able to pick up merchandise at a "Load ’N’ Go" lane in front of the entire store. 

 

Delivery service would also be available to customers.  On days deliveries are scheduled, the 

truck would typically be loaded once and make one trip out to customers. 

 

Operations & Equipment at Rear of Store:  Some mechanical and operational equipment would 

be located at the rear of the store along the south side of the Project Site, including an enclosure 

for a transformer, generator and propane rack. The propane rack would hold 8-gallon canisters 

that would be used to fuel forklifts.  Pallets and cardboard products would be recycled.  Pallets 

would eventually be returned to vendors and to the home improvement center tenant’s regional 

distribution facilities.  A cardboard baler would be located inside the store (near the rear loading 

area). Cardboard would be baled and hauled off-site to a recycling facility. A solid dry trash 

compactor would be located between the loading dock and the rear of the store.  Refuse would be 

loaded into the compactor from a chute inside the home improvement center building. The 

compactor would have a capacity of ±40 cubic yards and feed into an enclosed bin that would be 

emptied twice weekly. 

 

Major 1 Building –Proposed Grocery Store 

 

Major 1 Building would consist of an approximate 43,830-square foot store and the anticipated 

tenant is grocery store.  

 

The Major 1 Building would be located on the southeast portion of the Project Site, with the 

front of the building facing north.  Parking for Major 1 Building would be primarily provided in 
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front in the central portion of the Project Site directly north of the building (within the shopping 

center parking lot). 

 

It is anticipated that the grocery store would have approximately 95 employees; 30-35 of which 

would be on-site at any one time.  The expected hours of operation are from 6 a.m. to 11 p.m. 

with delivery times being established by Conditions of Approval. 

 

3.4.1 Remaining Shopping Center Proposed Uses 

 

Shops– Multi-Tenant Retail 
 

The Multi-tenant Shops Building is a proposed retail building with a combined total floor area of 

8,340 SF.  This building would be located on the east side of the Project Site near Arden Avenue 

and the eastern entry driveway, and adjacent to Major 1 Building.  The shops building would be 

divided into smaller units (generally less than 2,000 SF) and would be occupied by specialty 

shops.  Some of the uses may be restaurants.  There is sufficient parking within the overall 

shopping center to accommodate the mixed tenant use. 

 

Pad 1 - 4 Buildings – Restaurants, Bank, and Service Station 
 

Pad Buildings 1-4 are located along the north side of the Project Site adjacent to Highland 

Avenue.  Pad 1 Building is proposed to be a service station including sale of alcohol and 24 hour 

operating hours with 2,900 SF of floor area.  Pad Buildings 2 is a proposed bank and Pad 

Building 3 is proposed to be a drive-through restaurant and Pad Building 4 is designed to be a sit 

down restaurant.  Pad Buildings 2, 3, and 4 would have floor areas of 4,560 SF, 3,500 SF and 

5,500 SF respectively. 

 

3.4.2 Related On-Site Improvements 
 

Parking 

 

Parking improvements, along with site and tenant identification signage and landscaping are also 

included in the Proposed Project.  In accordance with City Development Code regulations, the 

Proposed Project is required to provide a total of 761 parking spaces with the home improvement 

and garden center providing 444 spaces (1 space/250 SF and 1 space/2,500 SF, respectively); 

Major 1 providing 176 spaces (1 space/250 SF); and all other pads and shops providing 138 

spaces (1 space/180 SF). The Project site would provide a total of 784parking spaces with the 

vast majority of the spaces located in front of the proposed home improvement center and Major 

1, as indicated on the Site Plan.  The remaining spaces are located near the shops and detached 

pad buildings.  The drive aisles within the parking lot areas have an east-west orientation. 

 

The sizes and spacing of all parking spaces would be provided consistent with the City of San 

Bernardino Development Code, Article III General Regulations, Chapter 19.24 Off-Street 

Parking Standards. 
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Lighting/Signs 

 

Commercial lighting for the Project would be provided for safety, identification and aesthetic 

purposes. Typical applications would include building lighting, area/parking lot lights, and 

illuminated signage.  Proposed lighting for the Project would be consistent with the City of San 

Bernardino Development Code, Article III General Regulations, Chapter 19.20 Property 

Development Standards. The Proposed Project includes review/approval of a Master Sign 

Program as part of the entitlements; all signage within the Project Site would be consistent with 

the approved program. 

 

Property Definition and Perimeter Treatment 

 

The Project Site is defined by existing roads including Highland Avenue and the I-210 Freeway 

on the north, Arden Avenue on the east, and 20
th

 Street on the south.  The area to the north of the 

site is developed with commercial land uses; to the south is an existing elementary school, to the 

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

residential development. 

 

Perimeter landscape and hardscape elements proposed by the Project would further define the 

Project Site, and enhance views of the project area, particularly as seen from abutting Highland 

Avenue.  The perimeter retaining wall would also provide a buffer and privacy barrier between 

the Project Site and the existing residential neighborhood and elementary school to the west and 

south, respectively. The neighborhood to the west would be further insulated from the Project 

Site by required setbacks and landscaping. All perimeter treatments would be provided 

consistent with the City of San Bernardino Development Code, Article III General Regulations. 

 

Landscaping 

 

As noted above, perimeter landscaping is proposed along the Project Site’s street frontages and 

throughout the interior of the Project Site.  All landscaping required of the project would be 

implemented consistent with the City of San Bernardino Development Code, Article III General 

Regulations, Chapter 19.28 Landscaping Standards. Figure 3-6 shows the Conceptual Landscape 

Plan. 

 

Off-Site Improvements 

 

Primary ingress and egress to the site would be provided by three access points on Highland 

Avenue including: 1) a western access with a right-turn only for both inbound and outbound 

vehicles; 2) full access driveway located opposite the I-210 freeway eastbound freeway off-

ramp; and 3) an eastern access between Pads 3 and 4 to provide right-turn ingress only. An 

additional full access driveway would be provided along Arden Avenue, forming the fourth leg 

of the Arden Avenue/I-210 freeway eastbound on-ramp.  There would also be two, full access 

driveways on 20
th

 Street. The 20
th

 Street access would not accommodate or be used for truck 

deliveries.  No driveways are proposed along an alleyway adjacent to residences on the west. 
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In addition, the site plan shows pedestrian sidewalks around the Project site on Highland 

Avenue, Arden Avenue, and 20
th

 Street.  Additional improvements to Highland Avenue would 

include half street improvements including a 12-foot dedication, turn lanes, and relocation of the 

signal on Highland Avenue. Details of the road improvements are included in Section 4.8, 

Traffic, and all improvements would be in accordance with the City of San Bernardino Public 

Works Department, Traffic Engineering Division and CalTrans. 

 

Utilities, including electricity, natural gas, water, sewer, drainage, and telecommunications 

would be extended to the Project Site from existing utility easement corridors and lines.  Water 

service would be provided to the project by East Valley Water District.  Sewer collection would 

be provided by East Valley Water District, with wastewater treatment provided by the City of 

San Bernardino Water Department at the San Bernardino Water Reclamation Plant.  Stormwater 

runoff would be collected in an on-site underground detention basin. 
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4.0 ENVIRONMENTAL SETTING AND IMPACT EVALUATION 
 

This section describes the existing environmental conditions on-site and in the vicinity of the 

Project Site, and the regulatory environment, and describes the Project’s characteristics related to 

each of the topical environmental issues and states the significant criteria used to evaluate 

potentially significant effects of the Proposed Project. It also provides an evaluation of 

environmental effects, identifies mitigation measures to reduce or eliminate effects found to be 

significant, and determines the level of significance of the effect after measures have been 

implemented.  

 

The following topics are evaluated for environmental impacts: 

 

 Aesthetics  Hazards and Hazardous Materials 

 Air Quality  Hydrology and Water Quality 

 Greenhouse Gas  Noise 

 Cultural Resources  Traffic and Circulation 

 Geology and Soils  

 

Format of Environmental Topic Sections 

 

Each topic identified above is addressed in a section of this chapter. Sections are outlined 

following the consistent format as follows: 

 

 Introductory paragraph describing the focus of the analysis and summary of background 

material used to prepare the analysis; 

 Description of the environmental setting as it relates to the specific environmental topic; 

 Identification of the thresholds of significance; 

 Evaluation of project-specific impacts for the commercial development; and a 

determination of significance based on documented threshold levels; 

 Identification of mitigation measures; and 

 Determination of the level of significance after mitigation measures are implemented. 

 

The Introduction describes the purpose of the section, identifies background reports used to 

prepare the section, and summarizes the main focus of the analysis. 

 

The Environmental Setting describes existing conditions at the local level as well as the 

regulatory environment where applicable policies, plans and regulations apply to the proposed 

project. As set forth in CEQA Guidelines Section 15125 (a)(d)(e), the EIR includes a description 

of the physical environmental conditions in the vicinity of the project as they exist at the time the 

Notice of Preparation (NOP) was published, from both a local and regional perspective. The EIR 

discusses any inconsistencies between the proposed project and applicable local and regional 

plans, and examines the existing physical conditions as well as potential future conditions 

discussed in these plans. 
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Thresholds of Significance are used to determine the level of significance of impacts by 

environmental topic are identified as required by CEQA Guidelines. Thresholds are identifiable 

quantitative, qualitative, or performance levels of a particular environmental effect. 

 

The Impact Analysis focuses on changes in the existing physical environment that would be 

caused by the proposed project identifying direct and indirect adverse effects of development of 

the proposed commercial project and development potential associated with the North Portion. 

 

The Mitigation Measures to reduce any significant impacts are identified. 

 

Finally, a determination of the Level of Significance following implementation of the 

recommended mitigation measures is provided. 
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4.1 AESTHETICS 

 

4.1.1 Introduction 

 

This section of the EIR discusses the visual setting of the Project Site and the general scenic 

quality of the surrounding area that may by impacted by the Proposed Project. An aesthetic and 

visual quality analysis based on site photographs overlain with the Proposed Project design was 

undertaken to study the impact to adjacent properties and existing views of the Project Site. The 

analysis provided herein is based on information from site visits, site photographs, Applicant-

provided design and engineering exhibits, and visual simulation prepared for the Proposed 

Project.  

 

4.1.2 Environmental Setting  

 

Area-Wide Visual Character  

 

North – The view looking north from the Project Site consists of Interstate 210 (I-210) in the 

foreground and the San Bernardino Mountains in the background. I-210 is elevated 

approximately 30 feet above-ground in relation to the Project Site elevation. The I-210 overpass 

transects the area near the northeast corner of the Project Site just outside the Project boundary. 

The view of the freeway is screened looking north from the northwestern Project Site corner by 

the eastbound I-210 Highland Avenue off-ramp and commercial development immediately west 

of it.  

 

South – The view from the Project Site to the south consists of Emmerton Elementary School 

and Colonel Joseph Rodriguez Prep Academy in the foreground and the distant hills of the 

Badlands to the south of Redlands in the background. Development associated with the schools 

immediately south of the Project Site includes buildings, parking lots and open fields.  

 

East – The primary view from the Project Site to the east includes the I-210 freeway eastbound 

on-ramp to the northeast and multi-family residential development to the southeast. The freeway 

is elevated approximately 30 feet and no screening exists.  

 

West – Multi-family residential development exists immediately west of the Project Site 

boundary. The properties are divided by a chain link fence that allows for views of the residential 

development with two story apartment buildings and open and covered parking areas.  

 

Views of the Site from the Surrounding Area 

 

From the North – Views from Highland Avenue are of the vacant land of the Project Site 

vegetated with grasses and non-native invasive plant species, soil stockpiles, fencing, and minor 

infrastructure. There are no building structures on-site. The Project Site slopes toward the south 

and contains remnants of infrastructure (e.g. curb and gutter, street signs, and fire hydrants) that 

served the previous multi-family development. There are also soil stockpiles on-site near the 

eastern boundary. The Project Site is currently surrounded by an approximately six-foot high 

chain-link fence. 
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Photo 1: View from the southern property line looking north. San Bernardino 

Mountains are visible beyond the I-210 overpass and off-ramp. 

Photo 2: View from the southern property line looking south toward Colonel Joseph 

Rodriguez Prep Academy school buildings.  
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Photo 3: View from the southwestern corner of the property looking east. The 

San Bernardino Mountains are visible beyond the Interstate 210 overpass.  

Photo 4: View from the southeastern corner of the property looking west. 

Multi-family residential units at Guthrie Street are visible beyond the western 

boundary of the Project Site.  
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From the South – The views of the Project Site from 20
th

 Street looking north include the 

property as described above and the elevated I-210 observable beyond the Project Site boundary. 

The San Bernardino Mountains are visible in the background. 
 

From the East – Views from Arden Avenue toward the eastern portion of the Project Site include 

the site and the two-story multi-family residential development which is located along Guthrie 

Street. 
 

From the West – Views of the Project Site from the west include the site and the I-210 overpass 

which is visible along the northeast portion of the property.  

 

4.1.3 Applicable Policies, Plans and Regulations 

 

City of San Bernardino General Plan 
 

The Land Use Element of the General Plan designates general site development standards and 

the distribution, location, and extent of uses, such as housing, business, industry, open space, 

natural resources, recreation, and public/quasi-public uses. The Zoning Ordinance is the primary 

mechanism for implementing the general land use categories of the General Plan. It provides the 

detailed regulations pertaining to permitted and conditional uses, site development standards, and 

performance criteria to implement the goals and policies of the General Plan.  

 

The City of San Bernardino General Plan establishes comprehensive goals, objectives, policies, 

and proposed implementation programs to meet the City's future planning needs. The Project 

Site is located within the City’s Open Space Public/Commercial Recreation (PCR) zoning 

classification on the City of San Bernardino Zoning Map. Among permitted uses listed in 

Section 19.10.01 (Special Purpose Districts) of the City’s Development Code are restaurants and 

specialty commercial facilities. Additionally, other such uses that the Director may find to be 

similar to those listed may be permitted within the PCR designation. The Proposed Project 

includes changing the existing land use designation from Public Commercial Recreation to 

Commercial General (CG-1). As is stated in Section 19.06.010 of the Development Code, CG-1 

Districts are intended to provide for the continued use, enhancement, and new development of 

retail, personal service, entertainment, office and related commercial uses along major 

transportation corridors and intersections. 

 

The General Plan Land Use and Community Development elements include goals and 

policies pertaining to aesthetics. Additional regulations pertaining to aesthetics relevant to 

the Proposed Project are found in Article III of City’s Development Code. Goals and policies 

of the General Plan pertaining to aesthetics are enumerated below (refer to pages 2-40 

through 2-41 and 5-8 through 5-15 of the General Plan): 

 
Goal 2.5: Enhance the aesthetic quality of land uses and structures in San 

Bernardino 
 

Policies   
 

2.5.4 Require that all new structures achieve a high level of architectural design and 
provide a careful attention to detail. 
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2.5.6 Require that new developments be designated 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 setback of structures;  

j.  The inclusion of extensive landscape through 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; 

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 read, above, or below the ground floor of 

non-residential buildings to enhance pedestrian connectivity. (LU-1)  

 

Goal 5.2: Attractively design, landscape, and maintain San Bernardino’s major 

corridors. 

 

Policies 

 

5.2.6 Ensure implementation of sign regulations, which address issues of scale, type 

design, materials, placement, compatibility, and maintenance. (LU-1) 

  

5.2.9 Along major corridors, continue to pay special attention to design features that 

include screening, berms, fencing, and landscaping for outdoor storage and 

handling areas. (LU-1 and CD-1)  
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Goal 5.4:  Ensure individual projects are well designed and maintained.  

 

Policies 

 

5.4.1 Aggressively apply and enforce citywide landscape and development standards 

in new and revitalized development throughout the City. (LU-1 and LU-6) 

 

Goal 5.7: Develop attractive and safe commercial, office, and industrial projects 

that are creatively designed and intelligently sited.  

 

Policies 

  

5.7.2 Orient buildings toward major thoroughfares, sidewalks, and public spaces so 

that parking is convenient but not visually dominating. (LU-1) 

5.7.3 Maintain architectural interest and variety through varied rooflines, building 

setbacks, and detailed façade treatments and maintain a strong sense of project 

identity through similarities in façade organization, signage, landscaping, 

material use, colors, and roof shapes. (LU-1) 

5.7.4 The size, colors, type, materials, and design of signs shall be related to the 

scale of buildings or development and its relation to the street. (LU-1) 

5.7.6 Encourage architectural detailing, which includes richly articulated surfaces 

and varied façade treatment, rather than plain or blank walls. (LU-1)  

5.7.9 Ensure that the scale and massing of office, commercial, and industrial uses 

are sensitive to the context of surrounding residential development. (LU-1)  

5.7.10 Lighting should provide for safety and to highlight features of center but not 

shine directly onto neighboring properties or into the eyes of motorists. (LU-1) 

5.7.11 Loading bays should be screened by walls and landscaping and oriented away 

from major streets and entries. (LU-1) 

 

City of San Bernardino Development Code Standards 

 

19.20.030.4D Lighting shall be stationary and deflected away from all adjacent 

properties and public streets and rights-of-way.  

19.20.030.11 No glare incidental to any use shall be visible beyond any boundary line of 

the parcel. 

19.20.030.14 Exterior lighting shall be energy-efficient and shielded or recessed so that 

direct glare and reflections are contained within the boundaries of the 

parcel, and shall be directed downward an away from adjoining properties 

and public rights-of-way. No lighting shall blink, flash or be unusually 

high intensity, and height to the use it is serving. Security lighting shall be 

provided at all entrances/exits.  
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19.22.110.1 Every sign, and all parts, portions, and materials shall be manufactured, 

assembled, and erected in compliance with all applicable State, Federal, 

and City regulations and the Uniform Building Code. 

19.22.110.2 Every sign included those specifically exempt from the Development 

Code in respect to permits and permit fees, and all parts, portions, and 

materials shall be maintained and kept in good repair.  

 

4.1.4 Project Impact Analysis and Mitigation Measures  

 

4.1.4.1 Thresholds of Significance 

 

The Initial Study Checklist prepared for the Proposed Project was completed and circulated with 

a Notice of Preparation to identify potential environmental impacts that could occur as a result of 

the Proposed Project. The Checklist identifies the primary thresholds of significance relating to 

CEQA issues. The Proposed Project would have a significant effect on Aesthetics if it would: 

 

 Have a substantial adverse effect on a scenic vista as identified in the City’s General 

Plan. 

 Substantially damage scenic resources including, but not limited to, trees, rock 

outcroppings, and historic buildings within a state scenic highway. 

 Substantially degrade the existing visual character or quality of the site and its 

surroundings. 

 Create a new source of substantial light or glare which would adversely affect day or 

nighttime views in the area. 

 

4.1.4.2  Issues Identified to Have No Impact 

 

As a result of the analysis conducted for the Draft EIR, the following areas of environmental 

concern related to Aesthetics were identified to have no impact: 

 

Redevelopment of the Project Site could have a substantial adverse effect on a scenic 

vista as identified in the City’s General Plan.  

 

The Proposed Project may substantially damage scenic resources including, but not 

limited to, trees, rock outcroppings, and historic buildings within a state scenic 

highway. 

 

The General Plan identifies a segment of State Route 30 (now I-210) where it meets State Route 

330 within the City Limits for future nomination as a Scenic Highway. Because this segment of 

the I-210/330 has been identified as eligible for official designation, it is protected by provisions 

of the California Scenic Highway Program. However, according to General Plan Figure C-1, the 

Project Site occurs approximately one-mile west of the I-210/330 segment, and therefore would 

not have an adverse impact to a State Scenic Highway.  
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4.1.4.3  Issues Determined to Have a Less Than Significant Impact 

 

The Initial Study Checklist that was circulated with a Notice of Preparation (NOP) did not 

identify threshold areas where impacts associated with the Proposed Project would occur but be 

less than significant based on the information known at the time. 

 

4.1.4.4  Issues Determined to Have Potentially Significant Impacts 

 

The Initial Study Checklist for the Proposed Project that was circulated with the NOP identified 

the following thresholds areas where impacts associated with the Proposed Project could 

potentially be significant thereby warranting additional analysis in the Draft EIR. For each issue, 

the potential impact is provided in a numbered impact statement, followed by analysis, and 

mitigation measures if the impact is determined to remain significant after the analysis. 

 

Impact AES-1: 

 

The Proposed Project results in the redevelopment of property previously developed as 

a multi-family residential development, with commercial uses that would change the 

existing character of the Project Site. The Proposed Project could substantially degrade 

the existing visual character or quality of the site and its surroundings. 

 

The Proposed Project involves the redevelopment of a previously developed multi-family 

residential site into a commercial shopping center with a maximum of 204,720 square feet of 

general commercial land uses on approximately 17.37 acres.  

 

The Project Site was historically developed with 

residential apartment buildings, primarily four-

plexes, totaling 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 to be substantially higher than 

crime rates in other neighborhoods of the City 

(City of San Bernardino Code Enforcement files 

and photos).  

 

 

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. 
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Design Considerations 

 

The Proposed Project would develop a vacant 17.37 acre site into a commercial shopping center 

that would include a 107,979 square-foot home improvement center with an attached 28,111 

square-foot garden center, a 43,830 square-foot major retail structure with 8,340 square feet of 

attached general commercial shops, and an additional four general commercial land uses with a 

combined 16,460 square-feet of commercial development.  

 

In order to reduce potential visual impacts to the surrounding area, certain architectural designs 

were taken into consideration. The proposed building façades are contemporary in nature and 

would include characteristics such as parapets, textured building materials, and towers to create a 

visually appealing development. Development of the home improvement center, major retail 

structure, and four pads of retail development, would be architecturally designed to create visual 

continuity and maintain a sense of project identity. Landscaping and a retaining wall along the 

perimeter of the Project Site would incorporate variation to the design of the development and 

aesthetically enhance the site.  

 

A retaining wall varying in height from three to eight feet is planned along portions of 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. A split-level retaining 

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

landscaped area, 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).  

 

Master Sign Program 

 

The Proposed Project would include the implementation of a Master Sign Program for the 

installation of appropriate business signage throughout the development. The Master Sign 

Program would incorporate sign regulations established in the City's Development Code and 

landlord-established criteria to assure consistent quality, size, variety, and placement of tenant 

signs. 

 

Proposed signage includes one, 75-foot freeway pylon sign at the northeast corner of the Project 

Site, and three, 10.5-foot high monument signs to be located at the Highland Avenue and Arden 

Avenue points of ingress/egress. Additionally, the Master Sign Program would provide guidance 

for the installation of storefront wall signs by individual tenants.   

 

Freeway Pylon Sign: The freeway pylon sign would be located on the northeast corner of the 

Project Site and visible to travelers along I-210. The double-faced pylon sign would include the 

Highland Marketplace identification name, one anchor tenant name, and four major tenant 

names. The height of the sign, measured from ground level to the highest vertical reach would be 

75 feet. The sign would incorporate a combination of illumination styles such as internally 

illuminated faces, illumination by fluorescent lamps, LED illuminated channel letters, and halo-

illuminated channel letters. In compliance with the City Development Code the sign would be no 
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taller than 50 feet above the freeway grade and would allow for a maximum sign area of 

200 square-feet per face.  

 

Monument Signs: An internally-illuminated double-faced monument sign would be installed at 

each of the Highland Avenue and Arden Avenue points of ingress/egress. The proposed 

monument signs would be 10’,6” tall by 9’,4” wide. Like the freeway pylon sign, the monument 

signs would include the Highland Marketplace identification name, one anchor tenant name, and 

four major tenant names.  

 

Storefront Signage: The Master Sign Program would set sign standards and guidance for the 

design of storefront signs. Individual tenants would be responsible for the design of storefront 

signs that comply with the Master Sign Program and with the City of San Bernardino sign 

regulations as established in the Development Code.  

 

Visual Simulation Analysis  

 

In order to evaluate the visual impact of the site development, including perimeter and parking 

lot lighting, delivery vehicle traffic, and drive-thru operations, two visual simulations were 

prepared. The visual simulations illustrate the location, scale and conceptual appearance of the 

Proposed Project as seen from two representative public Key Observation Points (KOPs). 

Factors considered in selecting the KOPs included: angle of observation, number of viewers, 

length of time the project is in view, relative project size and light condition. The KOP locations 

are delineated in Figure 4.1-1, Project Site and Key Observation Viewpoints.  

 

The objectives of the visual simulation assessment were to:  

 

 illustrate the change from existing conditions following implementation of the Proposed 

Project; and to 

 show the location, scale, and appearance of the Project Site from key observation points. 

 

Methodology: Computer-generated digital-elevation models (DEMs) were used to illustrate the 

visibility of the Proposed Project from a given area. The surface model is based on digital-terrain 

modeling and may not account for surface elements like vegetation or buildings that might block 

views. Field analysis is essential to verify actual visibility.  

 

Photographs of the Project Site were taken with a 50-mm lens, which most closely match human 

visual perception. Ideal field conditions included clear weather to provide the best clarity of the 

scene as well as “worst-case conditions,” which are represented in all of the simulations to allow 

a complete evaluation.  

 

Using a DEM, various 3D programs were used to create accurate digital models of the terrain 

from a particular point along the angle of view. The Proposed Project’s site plan was used to 

insert the exact locations of the proposed structures and other project infrastructure. Images of 

the proposed development were created on the DEM using programs such as Microstation and 

Sketchup and  merged  with  a photograph  using a digital photo editing  program.   The  color,  
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brightness, shadows, and sharpness of the Proposed Project were then adjusted to appear 

consistent with the photograph. 

 

KOP 1: KOP-1 is located at the southwestern corner of the Project Site and includes views of the 

adjacent alley and East 20
th

 Street (see Figure 4.1-2). The KOP depicts the southwestern corner 

of the Proposed Project and retaining wall features as viewed from standing on 20
th

 Street and 

looking northeast. The Proposed Project elements as seen from KOP-1 and shown in Figure 4.1-

2 appear prominently in the foreground and dominate the view. Views at street-level of the San 

Bernardino Mountains and of the I-210 overpass are completely eliminated. Elements of the 

Proposed Project as viewed from KOP-1 result in the addition of new forms, lines, colors, and 

textures at the site.  

 

Design features of the Proposed Project along portions of the southern and western boundary 

include a split-level retaining wall constructed of a six-foot high lower level section, above 

which would be a ten-foot wide landscaped area, and another six-foot high second level retaining 

wall topped with a three-foot high railing. The proposed split-level retaining wall would 

minimize the visual effect of an overall retaining wall height of 12 feet.  

 

Views from the back side of 2-story residences along the western boundary of the Project Site, at 

the street level would be significantly altered. Views of the mountains and freeway that currently 

exist from the back side of the residential units adjacent to the alley would be limited upon 

Project Site development to being only from second-story windows, staircases leading to the 

second level, and from carport areas. There are no backyards or common space areas along the 

eastern boundary (area facing the Project Site) of the residential development. Large setbacks 

along the west side of the residential development provide open, green space for residents. 

During a visit to the Project Site, children swing sets and sandboxes were visible within the front 

yard areas. The alley way, located between the residential development and the Project Site, is 

used by residents of the development to access carports. Views of the proposed split-level 

retaining wall and Home Depot building which would be restricted to five of the 11 units that 

occur along the western boundary because: 1) the split-level retaining wall would occur for 

240 feet along the western boundary of the Project Site; and 2) the Home Depot building would 

extend north from the approximate southern boundary for approximately 250 feet ending near 

the end of the fifth residential structure. From this point, the split-level retaining wall would end 

and a single-level retaining wall would continue northerly and descend in height toward the 

northeast corner of the Project Site.  

 

Views of the southern boundary of the Project Site would also be visible for travelers along 

20
th

 Street, and at the nearby Colonel Joseph C. Rodriguez Prep Academy School located on the 

south side of 20
th

 Street. Views from the school would be time-restricted and would occur during 

drop-off/pick-up of students. Given the proposed split-level retaining wall design feature, 

minimum exposure of the Project Site to travelers along 20
th

 Street, and the five residential units 

adjacent to the western boundary of the Project Site, potential visual impacts from the Proposed 

Project are considered less than significant.  
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KOP 2: KOP 2 is located at the northwestern corner of the Project Site (see Figure 4.1-3). The 

direction of view for KOP 2 is due south and encompasses a view of the alley adjacent to the 

western property line. As viewed in Figure 4.1-3, the western retaining wall can be seen 

ascending in height in a step-like fashion toward the southern boundary of the Project Site. 

Landscape plantings are prominent within the proposed split-level retaining wall. The second 

level of the retaining wall is not visible from this viewpoint. The building proposed within Pad 1 

is visible as is the western portion of The Home Depot building. Parking spaces and 

thoroughfares within the proposed development appear typical for a retail center. Proposed 

lighting at the entry and additional vegetation within the proposed development is also visible. 

Colors, rooflines, and exterior architectural treatments appear uniform between the two visible 

buildings. No significant visual impacts would result along Highland Avenue from 

implementation of the Proposed Project. 

 

Previous Land Use Visual Assessment 

 

Previous uses at the Project Site included residential apartment buildings, primarily four-plexes, 

totaling 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 primary purpose of EDA's acquisition of the properties comprising the Project Site, and 

subsequent demolition of the existing residential structures and relocation of residents, was to 

promote and foster a commercially viable and economically sustainable plan of redevelopment 

and reuse of the Project Site and to prevent the spread of blight and related crime into other 

surrounding neighborhoods and communities.  

 

Residents and businesses within this area of the City would benefit from redevelopment of the 

currently vacant site into an upscale retail center. The City as a whole would benefit from 

redevelopment of the Project Site, continuing Highland Avenue as a visually-pleasing, 

commercial gateway for the City. 

 

As a result of the analysis conducted, impacts to visual resources are considered to be less than 

significant. 

 

Impact AES-2: 

 

Commercial development of the Project Site would create a new source of light or glare 

which could adversely affect day or nighttime views in the area, and adjacent 

residential areas. 

 

The 17.37 acre Project Site was previously developed with approximately 296 multi-family 

units.   Relocation of  residents and  demolition of  the housing  units began  in 2007 and  was  
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completed in or around 2010. Currently the site is vacant and no light sources occur on-site. 

Development of the site into a commercial shopping center would therefore result in new sources 

of light and glare. 

 

Development of the Proposed Project would require installation of outdoor lighting necessary for 

public safety and security and to accommodate nighttime business operations. All lighting would 

comply with the regulations set in the property development standards contained in the City’s 

Development Code. The standards require that on-site lighting be arranged to reflect away from 

adjoining property or any public streets. A photometric plan of the proposed lighting layout was 

prepared by Tait & Associates in August 2011. Two varieties of light fixtures, light-poles and 

wall-mounted fixtures, are proposed to illuminate the commercial development. The parking 

field and project site perimeter would include three models of 40-foot light-pole fixtures. All 

light-pole models would have boxed lens reflectors designed to optimize light output and control 

spillover lighting. The perimeter of the Home Depot would include one, 40-foot light-pole 

fixture model in the outdoor garden center and three models of wall mounted fixtures. The wall 

mounted fixtures proposed for use along the back and sides of the home improvement center 

would have specular anodized aluminum reflectors; the lighting fixtures utilized along the store 

front would have segmented reflectors for increased lighting uniformity and control. According 

to the photometric plan, average site luminance of the study zone was 1.3 foot-candles (fc); 

average luminance of the Home Depot parking field was determined to be 3.0 fc.  

 

The impact of nighttime lighting depends on the proximity of sensitive receptors, intensity of the 

new light sources, and existing ambient lighting combined. Sensitive receptors located in the 

vicinity of the Project Site include multi-family residential development immediately west of the 

Project Site boundary, residential development to the east of the Project Site across Arden 

Avenue, and two schools located just south of the Project Site. Existing nighttime illumination 

sources include street lights along Highland Avenue and Arden Avenue, security lighting in the 

residential development areas, traffic signals, surrounding commercial development lighting, and 

glow from vehicle traffic along Highland Avenue, Arden Avenue and I-210. While the Proposed 

Project could involve nighttime activities such as late night operation of the drive-thru facilities 

and gas station that would result in new sources of light, substantial nighttime lighting in the 

surrounding areas of the Project Site already exist. Addition of new sources of permanent light 

and glare as a result of implementation of the Proposed Project would not significantly increase 

ambient lighting in the project vicinity.  

 

Based on evaluation of the site lighting photometric plan, the Proposed Project is not anticipated 

to create substantial light which could adversely affect the adjacent residential development and 

public rights-of-way. However, specific grading near the southwest corner of the site would 

result in 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 4.1-2), 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). Based on the final height of the retaining wall and final grade that cars would be 

driving/parking, it is possible that vehicle highlights could provide a new source of glare to 
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second-story windows of residents along the western boundary. To ensure potential impacts are 

reduced to a less than significant level the following mitigation measures shall be implemented:  

 

Mitigation Measure AES-1: 

 

Project design features shall be incorporated to provide landscaping, physical barriers, 

screening, or other buffers to minimize project-generated illumination from entering off-site 

areas and to prevent glare for residential development along the western boundary of the 

site.  

 

Mitigation Measure AES-2: 

 

The final height of new lighting structures shall be minimized for surface parking areas, 

vehicular access ways, and walkways. 

 

Level of Significance After Mitigation 

 

Less than significant. 
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4.2 AIR QUALITY 

 

4.2.1 Introduction 

 

This section of the EIR provides an evaluation of potential air quality impacts that could occur 

with implementation of the Proposed Project. Information in this section is based on the “Air 

Quality Assessment and Diesel Particulates Health Risk Assessment” prepared by Mestre Greve 

Associates dated October 5, 2011, October 10, 2011, respectively. The Air Quality Studies are 

included in Appendix B. 

 

4.2.2 Environmental Setting  

 

Regional Setting 

 

The Proposed Project is located in the South Coast Air Basin (SCAB).  The SCAB is comprised 

of parts of Los Angeles, Riverside and San Bernardino counties and all of Orange County.  The 

basin is bounded on the west by the Pacific Ocean, the San Gabriel Mountains north, the San 

Bernardino Mountains north and east, the San Jacinto Mountains to the southeast, and Santa Ana 

Mountains to the south. The basin forms a low plain and the mountains channel and confines 

airflow, which trap air pollutants. 

 

The primary agencies responsible for regulations to improve air quality in the SCAB are the 

South Coast Air Quality Management District (SCAQMD) and the California Air Resources 

Board (CARB). The Southern California Association of Governments (SCAG) is an important 

partner to the SCAQMD, as it is the designated metropolitan planning authority for the area and 

produces estimates of anticipated future growth and vehicular travel in the basin, which is used 

for air quality planning. The SCAQMD sets and enforces regulations for non-vehicular sources 

of air pollution in the basin and works with SCAG to develop and implement Transportation 

Control Measures (TCM). TCM measures are intended to reduce and improve vehicular travel 

and associated pollutant emissions. 

 

CARB was established in 1967 by the California Legislature to attain and maintain healthy air 

quality, conduct research into the causes and solutions to air pollution, and systematically attack 

the serious problem caused by motor vehicles, which are the major causes of air pollution in the 

State. CARB sets and enforces emission standards for motor vehicles, fuels, and consumer 

products. It sets the health based California Ambient Air Quality Standards (CAAQS) and 

monitors air quality levels throughout the state. 

 

CARB identifies and sets control measures for toxic air contaminants (TACs). The Board also 

performs air quality related research, provides compliance assistance for businesses, and 

produces education and outreach programs and materials.  CARB provides assistance for local 

air quality districts, such as SCAQMD. 

 

The U.S. Environmental Protection Agency (U.S. EPA) is the primary federal agency for 

regulating air quality. The EPA implements the provisions of the Federal Clean Air Act (FCAA).  

This Act establishes national ambient air quality standards (NAAQS) that are applicable 
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nationwide. The EPA designates areas with pollutant concentrations that do not meet the 

NAAQS as non-attainment areas for each criteria pollutant.  States are required by the FCAA to 

prepare State Implementation Plans (SIP) for designated non-attainment areas. The SIP is 

required to demonstrate how the areas will attain the NAAQS by the prescribed deadlines and 

what measures will be required to attain the standards. The EPA also oversees implementation of 

the prescribed measures. Areas that achieve the NAAQS after a non-attainment designation are 

redesignated as maintenance areas and must have approved Maintenance Plans to ensure 

continued attainment of the NAAQS. 

 

The CCAA required all air pollution control districts in the state to prepare a plan prior to 

December 31, 1994 to reduce pollutant concentrations exceeding the CAAQS and ultimately 

achieve the CAAQS. The districts are required to review and revise these plans every three 

years. The SCAQMD satisfies this requirement through the publication of an Air Quality 

Management Plan (AQMP).  The AQMP is developed by SCAQMD and SCAG in coordination 

with local governments and the private sector. The AQMP is incorporated into the SIP by CARB 

to satisfy the FCAA requirements. 

 

Climate  

 

The climate in and around the project area, as with all of Southern California, is controlled 

largely by the strength and position of the subtropical high pressure cell over the Pacific Ocean.  

It maintains moderate temperatures and comfortable humidity, and limits precipitation to a few 

storms during the winter "wet" season. Temperatures are normally mild, excepting the summer 

months, which commonly bring substantially higher temperatures. In all portions of the basin, 

temperatures well above 100 degrees F. have been recorded. The annual average temperature in 

the basin is approximately 62 degrees Fahrenheit. 

 

Winds in the project area are usually driven by the dominant land/sea breeze circulation system.  

Regional wind patterns are dominated by daytime onshore sea breezes. At night, the wind 

generally slows and reverses direction traveling towards the sea. Wind direction will be altered 

by local canyons, with wind tending to flow parallel to the canyons. During the transition period 

from one wind pattern to the other, the dominant wind direction rotates into the south and causes 

a minor wind direction maximum from the south. The frequency of calm winds (less than 2 miles 

per hour) is less than 10 percent. Therefore, there is little stagnation in the project vicinity, 

especially during busy daytime traffic hours. 

 

Southern California frequently has temperature inversions, which inhibit the dispersion of 

pollutants. Inversions may be either ground based or elevated. Grounds based inversions, 

sometimes referred to as radiation inversions, are most severe during clear, cold, early winter 

mornings. Under conditions of a ground-based inversion, very little mixing or turbulence occurs, 

and high concentrations of primary pollutants may occur local to major roadways. Elevated 

inversions can be generated by a variety of meteorological phenomena. Elevated inversions act 

as a lid or upper boundary and restrict vertical mixing. Below the elevated inversion, dispersion 

is not restricted. Mixing heights for elevated inversions are lower in the summer and more 

persistent. This low summer inversion puts a lid over the SCAB and is responsible for the high 

levels of ozone observed during summer months in the air basin. 
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Regulatory Setting 

 

Both the State and the federal government have established health-based Ambient Air Quality 

Standards (AAQS) for six air pollutants. These pollutants are carbon monoxide (CO), ozone 

(O3), nitrogen dioxide (NO2), sulfur dioxide (SO2), lead, and suspended particulate matter (PM2.5 

and PM10). Refer to Table 4.2-1 for both federal and State standards for these criteria pollutants. 

The State AAQS are more stringent than the federal AAQS. 

 

Ozone (O3) 

 

Ozone is a secondary pollutant (it is not directly emitted). Ozone is the result of chemical 

reactions between volatile organic compounds (VOC) (also referred to as reactive organic 

gasses, ROG) and nitrogen oxides (NOx). These occur only in the presence of bright sunlight. 

Sunlight and hot weather cause ground-level ozone to form in the air (aka. summertime air 

pollutant). Ground-level ozone is the primary constituent of smog. As ozone is formed in the 

atmosphere, high concentrations can occur in areas well away from sources of its constituent 

pollutants. 

 

Children, older adults, and people with lung disease or who are active can be affected when 

ozone levels are unhealthy.  

 

Particulate Matter (PM10 & PM2.5) 

 

Particulate matter includes both aerosols and solid particles of a wide range of size and 

composition. Of particular concern are those particles smaller than 10 microns in size (PM10) and 

smaller than or equal to 2.5 microns (PM2.5). The size of the particulate matter is referenced to 

the aerodynamic diameter of the particulate. Smaller particulates are of greater concern as they 

can penetrate deeper into the lungs than large particles. 

 

The principal health effect of airborne particulate matter is on the respiratory system. Short-term 

exposures to high PM2.5 levels are associated with premature mortality and increased hospital 

admissions and emergency room visits. Long-term exposures to high PM2.5 levels are associated 

with premature mortality and development of chronic respiratory disease. Short-term exposures 

to high PM10 levels are associated with hospital admissions for cardiopulmonary diseases, 

increased respiratory symptoms and possible premature mortality. The EPA has concluded that 

available evidence does not suggest an association between long-term exposure to PM10 at 

current ambient levels and health effects. 

 

PM2.5 is directly emitted in combustion exhaust and formed from atmospheric reactions between 

of various gaseous pollutants including NOx ,SOx, and VOC. PM10 is generally emitted directly 

as a result of mechanical processes that crush or grind larger particles or the re suspension of 

dusts most typically through construction activities and vehicular travels.  PM2.5 can remain 

suspended in the atmosphere for days and weeks and can be transported long distances. PM10 

generally settles out of the atmosphere rapidly and are not readily transported over large 

distances. 
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Table 4.2-1 
State and Federal 

Ambient Air Quality Standards 

Pollutant 
Averaging 

Time 

California Standards1 Federal Standards
2
 

Concentration3 Method4 Primary
2,5

 Secondary
3,6

 Method
7
 

Ozone (O3) 
1-Hour 0.09 ppm (180 μg/m3) Ultraviolet 

Photometry 

--- Same as  
Primary Standard 

Ultraviolet 
Photometry 8-Hour 0.07 ppm (137 μg/m

3
) 0.075 ppm (147 μg/m3) 

Respirable 
Particulate 

Matter 
(PM10) 

24-Hour 50 μg/m3 

Gravimetric or Beta 
Attenuation* 

150 μg/m3 

Same as  
Primary Standard 

Inertial  
Separation and 

Gravimetic  
Analysis 

Annual 
Arithmetic 

Mean 
20 μg/m3 --- 

Fine 
Particulate 

Matter 
(PM2.5) 

24-Hour No Separate State Standard 35 μg/m3 

Same as  
Primary Standard 

Inertial  
Separation and 

Gravimetic  
Analysis 

Annual 
Arithmetic 

Mean 
12 μg/m3 

Gravimetric or Beta 
Attenuation* 

15 μg/m3 

Carbon 
Monoxide 

(CO) 

8-Hour 9.0 ppm (10 mg/m3) 
Nondispersive 

Infrared  
Photometry  

(NDIR) 

9 ppm (10 mg/m3) 

None 

Nondispersive 
Infrared  

Photometry  
(NDIR) 

1-Hour 20 ppm (23 mg/m3) 35 ppm (40 mg/m3) 

8-Hour 
(Lake Tahoe) 

6 ppm (7 mg/m3) – 

Nitrogen 
Dioxide 
(NO2) 

Annual 
Arithmetic 

Mean 
0.030 ppm (57 μg/m3) Gas Phase 

Chemiluminescence 

53 ppb (100 μg/m3)8 Same as  
Primary Standard 

Gas Phase 
Chemiluminescence 

1-Hour 0.18 ppm (339 μg/m3) 100 ppb (188 μg/m3)8 

Lead10
 

30-day 
average 

1.5 μg/m3 

Atomic Absorption 

– – 

High Volume 
Sampler and  

Atomic Absorption 

Rolling 3-
Month 

Average11 

-- 0.15 μg/m3 
Same as  

Primary Standard 
Calendar 
Quarter 

– 1.5 μg/m3 

Sulfur 
Dioxide 
(SO2) 

24-Hour 0.04 ppm (105 μg/m3) 

Ultraviolet 
Fluorescence 

 – 
Spectrophotometry 

(Pararosaniline 
Method) 

3-Hour – – 0.5 ppm (1300 μg/m3) 

1-Hour 0.25 ppm (655 μg/m3) 75 ppd (196 μg/m3)9 – 

Visibility- 
Reducing 
Particles 

8-Hour 

Extinction coefficient of 0.23 per kilometer — 
visibility of ten miles or more (0.07 — 30 miles 
or more for Lake Tahoe) due to particles when 
relative humidity is less than 70 percent. 
Method: Beta Attenuation and 
Transmittance through Filter Tape. 

No 
 

Federal 
 

Standards 
 

Sulfates 24-Hour 25 μg/m3 Ion Chromatography 

Hydrogen 
Sulfide 

1-Hour 0.03 ppm (42 μg/m3) 
Ultraviolet 

Fluorescence 

Vinyl 
Chloride10

 
24-Hour 0.01 ppm (26 μg/m3) Gas Chromatography 

Source: ARB, September 8, 2010. 
1. California standards for ozone, carbon monoxide (except Lake Tahoe), sulfur dioxide (1 and 24 hour),  nitrogen dioxide, suspended particulate matter—PM10, PM2.5, and visibility reducing 
particles, are values that are not to be exceeded. All others are not to be equaled or exceeded. California ambient air quality standards are listed in the Table of Standards in Section 70200 of Title 
17 of the California Code of Regulations. 
2. National standards (other than ozone, particulate matter, and those based on annual averages or annual arithmetic mean) are not to be exceeded more than once a year. The ozone standard is 
attained when the fourth highest eight hour concentration in a year, averaged over three years, is equal to or less than the standard. For PM10, the 24 hour standard is attained when the expected 
number of days per calendar year with a 24-hour average concentration above 150 μg/m3 is equal to or less than one. For PM2.5, the 24 hour standard is attained when 98 percent of the daily 
concentrations, averaged over three years, are equal to or less than the standard. Contact U.S. EPA for further clarification and current federal policies.  
3. Concentration expressed first in units in which it was promulgated. Equivalent units given in parentheses are based upon a reference temperature of 25°C and a reference pressure of 760 torr. 
Most measurements of air quality are to be corrected to a reference temperature of 25°C and a reference pressure of 760 torr; ppm in this table refers to ppm by volume, or micromoles of 
pollutant per mole of gas.  
4. Any equivalent procedure which can be shown to the satisfaction of the ARB to give equivalent results at or near the level of the air quality standard may be used. 
5. National Primary Standards: The levels of air quality necessary, with an adequate margin of safety to protect the public health. 
6. National Secondary Standards: The levels of air quality necessary to protect the public welfare from any known or anticipated adverse effects of a pollutant. 
7. Reference method as described by the EPA. An “equivalent method” of measurement may be used but must have a “consistent  relationship to the reference method” and must be approved by 
the EPA. 
8. To attain this standard, the 3-year average of the 98th percentile of the daily maximum 1-hour average at each monitor within an area must not exceed 0.100 ppm (effective January 22, 2010). 
Note that the (ppm). To directly compare the national standards to the California standards the units can be converted from ppb to ppm. In this case, the national standards of 53 ppb and 100 ppb 
are identical to 0.053 ppm and 0.100 ppm, respectively. 
9. On June 2, 2010, the U.S. EPA established a new 1-hour SO2 standard, effective August 23, 2010, The secondary SO2 standard was not revised at that time; however, the secondary standard 
is undergoing a separate review by EPA. Note that the new standard is in units of parts per billion (ppb). California permeated State monitoring networks. The EPA also revoked both the existing 
24-hour SO2 standard concentrations. EPA also proposed a new automated Federal Reference Method (FRM) using ultraviolet technology, but will retain the older pararosaniline methods until 
the new FRM have adequately EPA standards are in units of parts per billion (ppb). California standards are in units of parts per million which is based on the 3-year average of the annual 99th 
percentile of 1-hour daily maximum of 0.14 ppm and the annual primary SO2 standard of 0.030 ppm, effective August 23, 2010. standards are in units of parts per million (ppm). To directly 
compare the new primary national standard to the California standard the units can be converted to ppm. In this case, the national standard of 75 ppb is identical to 0.075 ppm. 
10. The ARB has identified lead and vinyl chloride as 'toxic air contaminants' with no threshold level of exposure for adverse health effects determined. These actions allow for the 
implementation of control measures at levels below the ambient concentrations specified for these pollutants. 
11. National lead standard, rolling 3-month average: final rule signed October 15, 2008. 
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Carbon Monoxide (CO) 

 

Carbon monoxide (CO) is a colorless and odorless gas, which in the urban environment, is 

associated primarily with the incomplete combustion of fossil fuels in motor vehicles. CO 

combines with hemoglobin in the bloodstream and reduces the amount of oxygen that can be 

circulated through the body. High carbon monoxide concentrations can lead to headaches, 

aggravation of cardiovascular disease, and impairment of central nervous system functions.  CO 

concentrations can vary greatly over comparatively short distances. Relatively high 

concentrations are typically found near crowded intersections, along heavily used roadways 

carrying slow-moving traffic, and at or near ground level. Even under the most severe 

meteorological and traffic conditions, high concentrations of carbon monoxide are limited to 

locations within a relatively short distance (i.e., up to 600 feet or 185 meters) of heavily traveled 

roadways. Overall CO emissions are decreasing as a result of the Federal Motor Vehicle Control 

Program, which has mandated increasingly lower emission levels for vehicles manufactured 

since 1973. 

 

Nitrogen Dioxide (NO2) 

 

Nitrogen gas, normally relatively inert (unreactive), comprises about 80% of the air. At high 

temperatures (i.e., in the combustion process) and under certain other conditions it can combine 

with oxygen, forming several different gaseous compounds collectively called NOx. Nitric oxide 

(NO) and NO2 are the two most important compounds.  Nitric oxide is converted to nitrogen 

dioxide in the atmosphere.  Nitrogen dioxide (NO2) is a red-brown pungent gas.  Motor vehicle 

emissions are the main source of NOx in urban areas. 

 

NO2 is toxic to various animals as well as to humans. Its toxicity relates to its ability to form 

nitric acid with water in the eye, lung, mucus membrane and skin.  In animals, long-term 

exposure to nitrogen oxides increases susceptibility to respiratory infections lowering their 

resistance to such diseases as pneumonia and influenza. Laboratory studies show susceptible 

humans, such as asthmatics, exposed to high concentrations of NO2 can suffer lung irritation and 

potentially, lung damage. Epidemiological studies have also shown associations between NO2 

concentrations and daily mortality from respiratory and cardiovascular causes and with hospital 

admissions for respiratory conditions.  

 

NOx is a combination of primarily NO and NO2. While the NAAQS addresses NO2, NO and the 

total group of nitrogen oxides are of concern. NO and NO2 are both precursors in the formation 

of ozone and secondary particulate matter. Because of this and that NO emissions largely convert 

to NO2, NOx emissions are typically examined when assessing potential air quality impacts. 

 

Sulfur Dioxide (SO2) 

 

Sulfur oxides (SOx) constitute a class of compounds of which sulfur dioxide (SO2) and sulfur 

trioxide (SO3) are of greatest importance.  Ninety-five percent of pollution related SOx emissions 

are in the form of SO2. SOx emissions are typically examined when assessing potential air quality 

impacts of SO2. Combustion of fossil fuels for generation of electric power is the primary 

contributor of SOx emissions. Industrial processes, such as nonferrous metal smelting, also 
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contribute to SOx emissions. SOx is also formed during combustion of motor fuels.  However, 

most of the sulfur has been removed from fuels greatly reducing SOx emissions from vehicles.   

 

SO2 combines easily with water vapor, forming aerosols of sulfurous acid (H2SO3), a colorless, 

mildly corrosive liquid.  This liquid may then combine with oxygen in the air, forming the even 

more irritating and corrosive sulfuric acid (H2SO4). Peak levels of SO2 in the air can cause 

temporary breathing difficulty for people with asthma who are active outdoors.  Longer-term 

exposures to high levels of SO2 gas and particles cause respiratory illness and aggravate existing 

heart disease.  SO2 reacts with other chemicals in the air to form tiny sulfate particles which are 

measured as PM2.5.   

 

Lead (Pb) 

 

Lead is a stable compound, which persists and accumulates both in the environment and in 

animals. In humans, it affects the blood-forming or hematopoietic, the nervous, and the renal 

systems. In addition, lead has been shown to affect the normal functions of the reproductive, 

endocrine, hepatic, cardiovascular, immunological, and gastrointestinal systems, although there 

is significant individual variability in response to lead exposure. Since 1975, lead emissions have 

been in decline due in part to the introduction of catalyst-equipped vehicles, and decline in 

production of leaded gasoline. In general, an analysis of lead is limited to projects that emit 

significant quantities of the pollutant (i.e. lead smelters) and are not applied to transportation 

projects.  

 

Visibility Reducing Particulates 

 

Visibility-reducing particles consist of suspended particulate matter, which is a complex mixture 

of tiny particles that consists of dry solid fragments, solid cores with liquid coatings, and small 

droplets of liquid.  These particles vary greatly in shape, size and chemical composition, and can 

be made up of many different materials such as metals, soot, soil, dust, and salt.  The Statewide 

standard is intended to limit the frequency and severity of visibility impairment due to regional 

haze.  A separate standard for visibility-reducing particles that is applicable only in the Lake 

Tahoe Air Basin is based on reduction in scenic quality. 

 

Sulfates 

 

Sulfates are the fully oxidized ionic form of sulfur. Sulfates occur in combination with 

metal and / or hydrogen ions. In California, emissions of sulfur compounds occur primarily from 

the combustion of petroleum-derived fuels (e.g., gasoline and diesel fuel) that contain sulfur.  

This sulfur is oxidized to SO2 during the combustion process and subsequently converted to 

sulfate compounds in the atmosphere. The conversion of SO2 to sulfates takes place 

comparatively rapidly and completely in urban areas of California due to regional meteorological 

features. 

 

The CARB's sulfates standard is designed to prevent aggravation of respiratory symptoms.  

Effects of sulfate exposure at levels above the standard include a decrease in ventilatory 

function, aggravation of asthmatic symptoms, and an increased risk of cardio-pulmonary disease.  
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Sulfates are particularly effective in degrading visibility, and, due to fact that they are usually 

acidic, can harm ecosystems and damage materials and property. 

 

Hydrogen Sulfide (H2S) 

 

Hydrogen sulfide (H2S) is a colorless gas with the odor of rotten eggs. It is formed during 

bacterial decomposition of sulfur-containing organic substances.  It can also be present in sewer 

gas and some natural gas, and can be emitted as the result of geothermal energy exploitation.  

Breathing H2S at levels above the standard will result in exposure to a very disagreeable odor.  In 

1984, an ARB committee concluded that the ambient standard for H2S is adequate to protect 

public health and to significantly reduce odor annoyance. 

 

Vinyl Chloride (Chloroethene) 

 

Vinyl chloride (chloroethene), a chlorinated hydrocarbon, is a colorless gas with a mild, sweet 

odor.  Most vinyl chloride is used to make polyvinyl chloride (PVC) plastic and vinyl products.  

Vinyl chloride has been detected near landfills, sewage plants, and hazardous waste sites, 

due to microbial breakdown of chlorinated solvents. 

 

Short-term exposure to high levels of vinyl chloride in air causes central nervous system effects, 

such as dizziness, drowsiness, and headaches. Long-term exposure to vinyl chloride through 

inhalation and oral exposure causes in liver damage. Cancer is a major concern from exposure 

to vinyl chloride via inhalation. Vinyl chloride exposure has been shown to increase the risk of 

angiosarcoma, a rare form of liver cancer in humans. 

 
Local Air Quality  
 
Based on monitored air pollutant concentrations, the U.S. EPA and CARB designate areas 

relative to their status in attaining the NAAQS and CAAQS respectively. Table 4.2-2 lists the 

current attainment designations for the SCAB.  For the Federal standards, the required attainment 

date is also shown. The Unclassified designation indicates that the air quality data for the area 

does not support a designation of attainment or nonattainment. 

 

As shown in Table 4.2-2, the U.S. EPA has designated SCAB as Severe-17 non-attainment for 

ozone, serious non-attainment for PM10, non-attainment for PM2.5, and attainment/maintenance 

for CO and NO2.  The basin has been designated by the state as non-attainment for ozone, PM10, 

and PM2.5.  For the federal designations, the qualifiers, Severe-17 and Serious, affect the required 

attainment dates as the federal regulations have different requirements for areas that exceed the 

standards by greater amounts at the time of attainment/non-attainment designation.  The SCAB is 

designated as in attainment of the Federal SO2 and lead NAAQS as well as the state CO, NO2, 

SO2, lead, hydrogen sulfide, and vinyl chloride CAAQS. 
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Table 4.2-2 
Designations of Criteria Pollutants for the SCAB  

 

Pollutant 

Designation/Classification 

Federal Standards State Standards 

Ozone  Severe-17 

Nonattainment (2021) 

Nonattainment  

PM10  Serious Nonattainment (2006)
 
 Nonattainment  

PM2.5  Nonattainment (2015)  Nonattainment  

Carbon Monoxide  Attainment/Maintenance (2000)  Attainment 

Nitrogen Dioxide  Attainment/Maintenance (1995) Attainment  

Sulfur Dioxide  Attainment Attainment  

Lead (Particulate)  Attainment Attainment  

Hydrogen Sulfide  N/A Attainment 

Sulfates  N/A Unclassified 

Visibility Reducing 

Particles  

N/A Unclassified  

Vinyl Chloride  N/A Attainment  
   Source: CARB 

 

In July 1997, U.S. EPA issued a new ozone NAAQS of 0.08 ppm using an 8-hour averaging 

time. Implementation of this standard was delayed by several lawsuits. Attainment/non-

attainment designations for the new 8-hour ozone standard were issued on April 15, 2004 and 

became effective on June 15, 2005.  The SCAB was designated severe-17 non-attainment, which 

requires attainment of the Federal Standard by June 15, 2021. As a part of the designation, the 

EPA announced that the 1-hour ozone standard would be revoked in June of 2005. Therefore, the 

8-hour ozone standard attainment deadline of 2021 supersedes and replaces the previous 1-hour 

ozone standard attainment deadline of 2010. 

 

The SCAQMD and CARB are requesting that U.S. EPA change the nonattainment status of the 

8-hour ozone standard to extreme, which would extend the attainment date by three years to 

2024.   

 

On March 12, 2008, U.S. EPA announced that it was lowering the 8-hour average NAAQS for 

ozone to 0.075 ppm. Attainment/non-attainment designations for the revised standard are to be 

issued by March 2009 with attainment plans due by March 2013. Non-attainment areas will be 

required to meet the standards by deadlines that may vary based on the severity of the problem in 

the area that will be determined at time of attainment/non-attainment designation. 

 

On April 28, 2005, CARB adopted an 8-hour ozone standard of 0.070 ppm. The California 

Office of Administrative Law approved the rulemaking and filed it with the Secretary of State on 

April 17, 2006.  The standard became effective on May 17, 2006.  California has retained the 1-

hour concentration standard of 0.09 ppm.  To be redesignated as attainment by the state the basin 

will need to achieve both the 1-hour and 8-hour ozone standards. 

 

The SCAB was designated as moderate non-attainment of the PM10 standards when the 

designations were initially made in 1990 with a required attainment date of 1994.  In 1993, the 
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basin was redesignated as serious non-attainment with a required attainment date of 2006 

because it was apparent that the basin could not meet the PM10 standard by the 1994 deadline.  

As of 2006, the Basin had met the federal PM10 standards at all monitoring stations except the 

western Riverside where the annual PM10 standard had not been met.  However, on September 

21, 2006, the U.S. EPA announced that it was revoking the annual PM10 standard as research had 

indicated that there were no considerable health effects associated with long-term exposure to 

PM10.  With this change, the basin is technically in attainment of the federal PM10 standards 

although the redesignation process has not yet begun. 

 

In July 1997, U.S. EPA issued NAAQS for PM2.5.  The PM2.5 standards include an annual 

standard set at 15 micrograms per cubic meter (µg/m
3
), based on the three-year average of 

annual mean PM2.5 concentrations and a 24-hour standard of 65 µg/m
3
, based on the three-year 

average of the 98th percentile of 24-hour concentrations.  Implementation of these standards was 

delayed by several lawsuits. On January 5, 2005, EPA took final action to designate attainment 

and nonattainment areas under the NAAQS for PM2.5 effective April 5, 2005. The SCAB was 

designated as non-attainment with an attainment required as soon as possible but no later than 

2010.  EPA may grant attainment date extensions of up to five years in areas with more severe 

PM2.5 problems and where emissions control measures are not available or feasible.   

 

On September 21, 2006, the U.S. EPA announced that the 24-hour PM2.5 standard was lowered 

to 35 µg/m
3
. Attainment/non-attainment designations for the revised PM2.5 standard will be made 

by December of 2009 with an attainment date of April 2015 although an extension of up to five 

years could be granted by the U.S. EPA. 

 

The Federal attainment deadline for CO was to be December 31, 2000 but at that time the basin 

still had measured exceedances of the CO NAAQS.  The basin was granted an extension to attain 

the standard and has not had any violations of the federal CO standards since 2002.  In March 

2005, the South Coast AQMD adopted a CO Redesignation Request and Maintenance Plan.  On 

May 11, 2007, the U.S. EPA announced approval of the Redesignation Request and Maintenance 

Plan and that, effective June 11, 2007, the SCAB would be re-designated as 

attainment/maintenance for the federal CO NAAQS.  The plan provides for maintenance of the 

federal CO air quality standard until at least 2015 and commits to revising the Plan in 2013 to 

ensure maintenance through 2025. 

 

The federal annual NO2 standard was met for the first time in 1992 and has not been exceeded 

since. The SCAB was redesignated as attainment for NO2 in 1998. The basin will remain a 

maintenance/attainment area until 2018, assuming the NO2 standard is not exceeded.   

 

4.2.3 Applicable Polices, Plans and Regulations 

 

Federal  

 

The CAA requires plans to demonstrate attainment of the NAAQS for which an area is 

designated as nonattainment. The CCAA requires SCAQMD to revise its plan to reduce pollutant 

concentrations exceeding the CAAQS every three years.  In the SCAB, SCAQMD and SCAG, in 

coordination with local governments and the private sector, develop the Air Quality Management 
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Plan (AQMP) for the air basin to satisfy these requirements. The AQMP is the most important 

air management document for the basin because it provides the blueprint for meeting state and 

federal ambient air quality standards.   

 

The l997 AQMP with the 1999 amendments is the current Federally approved applicable air plan 

for ozone.  The successor 2003 AQMP was adopted locally on August 1, 2003, by the governing 

board of the SCAQMD.  CARB adopted the plan as part of the California State Implementation 

Plan on October 23, 2003. The PM10 attainment plan from the 2003 AQMP received final 

approval from the U.S. EPA on November 14, 2005 with an effective date of December 14, 

2005. As of February 14, 2007 the U.S. EPA had not acted on the ozone attainment plan of the 

2003 AQMP.  On this date, CARB announced that it was rescinding the ozone attainment plan 

from the 2003 AQMP with the intention to expedite approval of the 2007 AQMP. The 2007 

AQMP was adopted by the SCAQMD on June 1, 2007.  CARB adopted the plan as a part of the 

California State Implementation Plan on September 27, 2007. The State Implementation Plan 

was submitted to the U.S. EPA on November 16, 2007.  The U.S. EPA has not taken action on 

the 2007 AQMP at this time. 

 

Implementation of the 2007 AQMP is based on a series of control measures and strategies that 

vary by source type (i.e., stationary or mobile) as well as by the pollutant that is being targeted.  

Short-term and mid-term control measures are defined to achieve the PM2.5 standard by 2015.  

These measures are designed to also contribute to reductions in ozone levels.  Additional, long-

term measures are defined to attain the 8-hour ozone standard by 2024.  The measures rely on 

actions to be taken by several agencies that have statutory authority to implement such measures.  

Each control measure will be brought for regulatory consideration in a specified time frame.  

Control measures deemed infeasible will be substituted by other measures to achieve the total 

emission reduction target for each agency. 

 

The control measures in the 2007 AQMP are based on facility modernization, energy efficiency 

and conservation, good management practices, market incentives/compliance flexibility, area 

source programs, emission growth management and mobile source programs.  In addition, 

CARB has developed a plan of control strategies for sources controlled by CARB (i.e. on-road 

and off-road motor vehicles and consumer products).  Further, Transportation Control Measures 

(TCM) defined in SCAG’s Regional Transportation Plan (RTP) and Regional Transportation 

Improvement Program (RTIP) are needed to attain the standards.  

 

The Final 2007 AQMP includes additional short- and mid-term control measures aimed at 

reducing emissions from sources that are primarily under state and federal jurisdiction including 

on-road and off-road mobile sources, and consumer products.  Measures committed to be 

enacted by CARB include (1) improvements to the smog check program, (2) cleaner in-use 

heavy duty truck emission regulations, (3) increased regulations on goods movement sources 

including ships, harbor craft, and port trucks, (4) regulations for cleaner in-use off-road 

equipment including agricultural equipment, (5) various measures to reduce evaporative VOC 

emissions from fuel storage and dispensing, (6) tightened emission standards and product 

reformulation for consumer products that emit VOC’s, and  (7) reductions in emissions from 

pesticide applications. 
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State 

 

Monitored Air Quality  

 

Air quality at any site is dependent on the regional air quality and local pollutant sources.  

Regional air quality is determined by the release of pollutants throughout the air basin.  

Estimates for the SCAB have been made for existing emissions ("2007 Air Quality Management 

Plan", June 2007). The data indicate that on-road (e.g.; automobiles, busses and trucks) and off-

road (e.g.; trains, ships, and construction equipment) mobile sources are the major source of 

current emissions in the SCAB. Mobile sources account for approximately 64% of VOC 

emissions, 92% of NOx emissions, 39% of direct PM2.5 emissions, 59% of SOx emissions and 

98% of CO emissions. Area sources (e.g., architectural coatings, residential water heaters, and 

consumer products) account for approximately 30% of VOC emissions and 32% of direct PM2.5 

emissions. Road dust account for approximately 20% of direct PM2.5 emissions. 

 

The SCAQMD has divided the SCAB into 38 air monitoring areas with a designated ambient air 

monitoring station in most areas.  The project is in the Central San Bernardino Source-Receptor 

Area 34 and the San Bernardino monitoring station is the facility identified for this source-

receptor area. The data collected at this station is considered representative of the air quality 

experienced in the vicinity of the project and includes ozone, PM2.5, PM10, NO2, and CO. 

 

The air quality data monitored from 2008 to 2010 are presented in Table 4.2-3 and were obtained 

from the CARB. The San Bernardino monitoring data presented in Table 4.2-3 show that ozone 

and particulate matter (PM10 and PM2.5) are the air pollutants of primary concern in the project 

area. The national 8-hour ozone standard was exceeded 1 out of every 5 days for the period 

between 2008 and 2010. The concentrations and the number of days the standard was exceeded 

has been steadily decreasing.  

 

Particulate concentrations have not exceeded federal standards for the past two years at the San 

Bernardino station. The state standard exceeded a few days each year.  The drop in particulate 

concentrations has not been as sharp as with the ozone levels, but is showing steady 

improvement over the years.  

 

CO historically has been an important pollutant. CO levels are due mainly to motor vehicles. 

Currently, CO levels in the project region are in compliance with the state and federal 1-hour and 

8-hour standards. NO2 levels are low in the project area and throughout the basin, and no 

exceedances have occurred for many years. 

 

Diesel Particulate Matter (DPM) 

 

DPM has historically been used as a surrogate measure of exposure for whole diesel exhaust 

emissions. Although uncertainty exists as to whether DPM is the most appropriate parameter to 

correlate with human health effects, it is considered a reasonable choice until more definitive 

information about the mechanisms of toxicity or mode(s) of action of diesel exhaust becomes 

available. DPM consists of fine particles (fine particles have a diameter <2.5 µm), including a 

subgroup with a large number of ultrafine particles (ultrafine particles have a diameter <0.1 µm).  
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Table 4.2-3 

Air Quality Levels Measured at the San Bernardino Monitoring Station 

Pollutant 

California 

Standard 

National 

Standard Year Max. Level 

Days State 

Standard 

Exceeded
2
 

Days National 

Standard 

Exceeded
2
 

Ozone 0.09 ppm  None 2010 0.129 27 1 

1 Hour   2009 0.150 53 2 

Average   2008 0.157 62 11 
       

Ozone 0.070 ppm 0.08 ppm
4
 2010 0.104 60 40 

8 Hour   2009 0.126 78 61 

Average   2008 0.122 87 62 
       

CO 9.0 ppm 9 ppm 2010 1.73 0 0 

8 Hour   2009 1.90 0 0 

Average   2008 1.65 0 0 
       

NO2 0.25 ppm None 2010 0.069 0 n/a 

1 Hour   2009 0.084 0 n/a 

Average   2008 0.091 0 n/a 
       

NO2 None 0.053 ppm 2010 0.024 n/a No 

AAM
2
   2009 0.021 n/a No 

   2008 0.023 n/a No 
       

SO2 0.04 ppm 0.14 ppm 2010  not monitored  

(24 Hour)   2009  not monitored  

   2008  not monitored  
       

Respirable 50 µg/m
3
 150 µg/m

3
 2010 63.0 not reported 0 

Particulates   2009 66.0 10 0 

PM10     2008 76.0 17 0 

(24 Hour)       
       

Respirable 20 µg/m
3
 50 µg/m

3
 2010 32.4 no reported No 

Particulates   2009 35.6 not reported No 

PM10
3
    2008 42.7 Yes No 

AAM
4
       

       

Fine None 65 µg/m
3
 2010 39.3 n/a 0 

Particulates    2009 37.8 n/a 0 

PM2.5
3
   2008 43.5 n/a 0 

(24 Hour)       
       

Fine 12 µg/m
3
 15 µg/m

3
 2010 12.5 Yes No 

Particulates    2009 14.7 Yes No 

PM2.5   2008 16.3 Yes Yes 

AAM
2
       

1. Percent of year where high pollutant levels were expected that measurements were made. 

 2. AAM - Annual Arithmetic Mean 

 3. On September 21, 2006 U.S. EPA announced that it was revoking the annual average PM10 standard and lowering the 24-hour PM2.5 

standard to 35 µg/m3.  The previous standards are presented, as the new standards are not fully implemented at this time. 
 4. On March 12, U.S. EPA announced that it was revising the 8-hour Ozone standard from 0.08 ppm to 0.075 ppm.  The previous 

standard is presented, as the new standard has not been fully implemented at this time. 

 -- Data Not Reported 
 n/a – no applicable standard 

Source: CARB Air Quality Data Statistics web site www.arb.ca.gov/adam/accessed 07/07/2011 
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Collectively, these particles have a large surface area which makes them an excellent medium for 

absorbing organics.  

 

Diesel exhaust emissions vary significantly in chemical composition and particle sizes between 

different engine types (heavy-duty, light-duty), engine operating conditions (idle, accelerate, 

decelerate), and fuel formulations (high/low sulfur fuel). There are emission differences between 

on-road and non-road engines as the non-road engines are generally of older technology. The 

mass of particles emitted and the organic components of the particles from on-road diesel 

engines have been reduced over the years.  

 

The ARB’s Office of Environmental Health Hazards Assessment (OEHHA) found that human 

exposure to DPM resulted in an increased risk of cancer and chronic non-cancer health effects, 

including a greater incidence of cough, labored breathing, chest tightness, wheezing, and 

bronchitis. The OEHHA estimated that, based on available studies, the potential cancer risk from 

exposure to DPM of 1 microgram per cubic meter (µg/m3) over a 70-year lifetime ranged from 

130 to 2,400 excess cancers per million people. The ARB’s Scientific Review Panel (SRP) 

approved the OEHHA’s determination concerning health effects and approved these values as 

the range of risk for DPM. This wide range demonstrates the uncertainty in the cancer risk from 

DPM.   

 

The SRP concluded that a value of 300 excess cancers per million people per µg/m
3
 of DPM was 

appropriate as a point estimate of unit risk factor (URF) for DPM. There is not yet a scientific 

consensus concerning the appropriate URF for DPM.  In “Health Assessment Document for 

Diesel Engine Exhaust” (May 2002), the U.S. EPA determined that the literature did not support 

identifying a URF for DPM. The EPA data indicated that the potential cancer risk from exposure 

to DPM of 1 microgram per cubic meter (µg/m
3
) over a 70-year lifetime ranged from 10 to 1,000 

excess cancers per million, although lower risk and even zero risk cannot be ruled out by the 

current data. 

 

The OEHHA also concluded that exposure to DPM concentrations greater than 5 µg/m
3
 may 

result in a number of long-term (chronic) non-cancer heath effects including greater incidence of 

cough, phlegm, and bronchitis. The EPA has come to the same conclusion. The 5 µg/m
3
 value is 

referred to as the Chronic Reference Exposure Value (REL) for DPM.  The SRP supported the 

OEHHA’s conclusion and noted that the REL may need to be lowered further as more data 

emerge on potential adverse non-cancer effects of DPM. 

 

To provide a perspective on the contribution that DPM has on the overall statewide average 

ambient air toxics potential cancer risk, the ARB evaluated risks from specific compounds using 

data from ARB’s ambient monitoring network. ARB maintains a 21-site air toxics monitoring 

network which measures outdoor ambient concentration levels for approximately 60 air toxics. 

The ARB has determined that, of the top ten inhalation risk contributors, DPM contributes 71% 

of the total potential cancer risk (the remaining 29% is split among butadiene, benzene, 

carbonyls and other pollutants). 

 

The SCAQMD also conducted a study of air toxics in the South Coast Air Basin (SCAB), 

Multiple Air Toxics Exposure Study II (MATES-II), in 1998 and 1999, updated by MATES III 
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in 2008. The MATES-III study estimated that the average basin wide potential cancer risk from 

DPM was about 1,000 excess cancers per million, or 84 percent of the 1,200 average excess 

cancers per million from all air toxics in the SCAB. This is consistent with the ARB findings. 

This estimated risk is based on a 70-year exposure to TAC concentrations measured and modeled 

during the study period and do not take into account any future reductions in TAC 

concentrations.  

 

Average ambient concentrations of air toxics are higher in the SCAB than elsewhere in the state, 

resulting in higher estimates of risk for residents in the SCAB.  In general, the highest risks areas 

have high concentrations of mobile sources. Higher risk levels occur in the south-central Los 

Angeles area and in the Los Angeles/Long Beach harbor area.   
 
Addressing impacts of DPM, the ARB developed a DPM Risk Reduction Plan in 2008 

containing several measures including new vehicle emission standards, reformulated diesel fuels, 

idling limitations, retrofitting existing diesel fueled vehicles used by government agencies, along 

with measures to control rail emissions as well as other DPM sources. The emissions 

calculations in this report used EMFAC2007 to calculate emission factors. EMFAC2007 is a 

computer model published by the ARB that calculates vehicular emission factors. Emission 

factors calculated with EMFAC2007 include the effects of the new diesel fueled vehicle 

emissions standards as well as other DPM Risk Reduction measures.  However, as a part of their 

Diesel Risk Reduction Program, CARB is enacting regulations requiring retrofitting of existing 

diesel sources with emissions control equipment that will further reduce emissions.  Reductions 

from potential regulations are not included in the EMFAC2007 program. 
 
4.2.4 Project Impact Analysis and Mitigation Measures 
 
4.2.4.1 Thresholds of Significance 
 
Significant impacts to air quality may result if the Proposed Project would:  

 

 Conflict with or obstruct implementation of an applicable air quality plan; 

 Violate any air quality standard or contribute substantially to an existing or projected air 

quality violation; 

 Result in a cumulatively considerable net increase of any criteria pollutant for which the 

project region is non-attainment under an applicable federal or State ambient air quality 

standard (including releasing emissions which exceed quantitative thresholds for ozone 

precursors). Note that potential cumulative impacts resulting from the Project are 

assessed in Section 5 of this EIR, Other CEQA Required Impact Analysis; 

 Expose sensitive receptors to substantial pollutant concentrations; or 

 Create objectionable odors affecting a substantial number of people.  
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Methodology 

 

Air quality impacts are divided into short term and long term effects. Short-term impacts are the 

result of construction or grading operations. Long-term impacts are associated with the built out 

condition of the Proposed Project.   

 

The SCAQMD has established significance thresholds to assess the impact of project related 

short-term construction and long-term operational air pollutant emissions (see Table 4.2-4). A 

project with daily emission rates below these thresholds are considered to have a less than 

significant effect on air quality.   

 

Table 4.2-4 

SCAQMD Regional Pollutant Emission Thresholds of Significance 

 Pollutant Emissions (lbs./day) 

CO VOC NOx PM10 PM2.5 SOx 

Construction 550 75 100 150 55 150 

Operation 550 55 55 150 55 150 

  Source: SCAQMD website (http://www.aqmd.gov/ceqa/hdbk.html), March 2011 

 

Construction and Operational Evaluation 

 

Construction and Operational emissions were calculated using the California Emissions 

Estimator Model (CalEEMod).  CalEEMod is a computer program developed by the SCAQMD 

in conjunction with the California Air Resources Board (CARB). The model calculates 

emissions for construction and operation of various projects.  For on-road vehicular emissions, 

the CalEEMod model utilizes the EMFAC2007 emission rates that have also been developed by 

CARB. Project emissions were compared to SCAQMD thresholds listed in Table 4.2-4.  

 

Localized Significance Threshold (LST) Evaluation 

 

In accordance with Governing Board direction, SCAQMD staff developed localized significance 

threshold (LST) methodology and mass rate look-up tables by Source Receptor Area (SRA) that 

can be used to determine whether or not a project may generate significant adverse localized air 

quality impacts. This approach was used in the analysis.  

 

Diesel Particulate Matter Evaluation  

 

Estimating cancer risk increase and non-cancer health hazards from DPM requires estimating 

DPM concentrations at sensitive receptors in the vicinity of the source. Concentrations are the 

mass of pollutant per volume of air and are typically measured in terms of micrograms (µg) of 

DPM per cubic meter (m
3
) of air.  Concentrations are location specific and depend on the amount 

of pollutants emitted, the location of the emissions relative to the receptor, how the emissions are 

released, and weather conditions (primarily wind speed and direction). Determination of 

pollutant concentrations requires the use of a dispersion model which takes the entire pollutant 

source and weather information and estimates pollutant concentrations based well accepted 

mathematical equations.  

http://www.aqmd.gov/ceqa/hdbk.html
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4.2.4.2 Issues Determined To Have No Impact 

 

As a result of the analysis conducted, no identified areas of environmental concern related to air 

quality were determined to have no impact. 

 

4.2.4.3 Impacts Determined To Be Less Than Significant 

 

Conflict with or obstruct implementation of an applicable air quality plan. 
 

Regional plans that apply to the Proposed Project include the South Coast AQMP. The 

SCAQMD’s CEQA Handbook states "New or amended GP Elements (including land use zoning 

and density amendments), Specific Plans, and significant projects must be analyzed for 

consistency with the AQMP.” Strict consistency with all aspects of the AQMP is usually not 

required. A Proposed Project should be considered to be consistent with the AQMP if it furthers 

one or more policies and does not obstruct other policies. The Handbook identifies two key 

indicators of consistency: 

 

(1) Whether the project will result in an increase in the frequency or severity of 

existing air quality violations or cause or contribute to new violations, or 

delay timely attainment of air quality standards or the interim emission 

reductions specified in the AQMP. 

(2)  Whether the project will exceed the assumptions in the AQMP in 2010 or 

increments based on the year of project buildout and phase. 

Criterion 1 - Increase in the Frequency or Severity of Violations? 

 

Based on the air quality modeling analysis, there will be significant short-term construction 

impacts due to the project based on the SCAQMD thresholds of significance.  Emissions 

generated during construction will be in excess of SCAQMD’s LST threshold criteria for PM10 

and PM2.5. However, it is unlikely that short-term construction activities will increase the 

frequency or severity of existing air quality violations due to required compliance with 

SCAQMD Rules and Regulations. Additionally, mitigation measures are proposed for 

construction that will bring the level of emissions under the significance thresholds. 

 

The Proposed Project will increase regional emissions, but will increase regional emissions by an 

amount less than the SCAQMD thresholds. However, the consistency criteria pertains to local air 

quality impacts, rather than regional emissions, as defined by the SCAQMD. The SCAQMD has 

identified CO as the best indicator pollutant for determining whether air quality violations would 

occur, as CO hot-spot is most directly related to increase in traffic.  Nevertheless, the SCAB is 

now in attainment for the CO standards and exceedances of the CO standards are not expected, 

and local air quality impact modeling is no longer performed. Local air pollutant concentrations 

would not be expected to exceed the ambient air quality concentration standards due to local 

traffic, with or without the project.  Because the project is not projected to impact the local air 

quality, the project is found to be consistent with the AQMP for the first criterion. 
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Criterion 2 - Exceed Assumptions in the AQMP? 

 

Consistency with the AQMP assumptions is determined by performing an analysis of the project 

with the assumptions in the AQMP. Thus, the emphasis of this criterion is to insure that the 

analyses conducted for the project are based on the same forecasts as the AQMP.  The Regional 

Comprehensive Plan and Guide (RCP&G) consist of three sections: Core Chapters, Ancillary 

Chapters, and Bridge Chapters. The Growth Management, Regional Mobility, Air Quality, Water 

Quality, and Hazardous Waste Management chapters constitute the Core Chapters of the 

document. These chapters currently respond directly to federal and state requirements placed on 

SCAG. Local governments are required to use these as the basis of their plans for purposes of 

consistency with applicable regional plans under CEQA. 

 

Since the SCAG forecasts are not detailed, the test for consistency of this project is not specific.  

The traffic modeling methodologies are based on the City’s General Plan and the ITE Trip 

Generation 8
th

 Edition. The AQMP assumptions are based upon projections from local general 

plans.  Projects that are consistent with the local general plan are consistent with the AQMP 

assumptions. The Proposed Project would result in a slight increase in emissions, but the 

emissions are below the significance thresholds. Therefore, the second criterion is met for 

consistency with the AQMP. 

 

4.2.4.4 Impacts Determined To Be Potentially Significant 

 

Violate any air quality standard or contribute substantially to an existing or projected 

air quality violation. 

 

Result in a cumulatively considerable net increase of any criteria pollutant for which 

the project region is non-attainment under an applicable federal or State ambient air 

quality standard (including releasing emissions which exceed quantitative thresholds 

for ozone precursors) (This impact is addressed in Section 5.2, Other CEQA Required 

Impact Analysis.). 

 

Expose sensitive receptors to substantial pollutant concentrations. 
 

Create objectionable odors affecting a substantial number of people. 
 

Impact AQ-1: 

 
The Proposed Project’s activities could increase emissions of criteria pollutants and 

potentially violate air quality standards, or contribute substantially to an existing or 

projected air quality violation.  
 

Construction Activities 

 

Temporary impacts are typically associated with construction activities. Air pollutants are 

emitted by construction equipment and fugitive dust is generated during grading and 

construction. Emissions during construction activities were calculated using the CalEEMod.   
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The project site is approximately 17 acres. The primary activities would include site preparation, 

grading, construction and paving of the parking lots. It is anticipated that the construction of the 

project would start in early 2012 and be completed in 2013. The appropriate number of acres, 

duration of each construction phase, and other key elements of the project were input into the 

CalEEMod to generate the estimate of emissions. It was assumed that the overlap between 

construction phases would be minimal. Refer to Appendix B for CalEEMod data worksheets.  

 

Construction Emissions 

 

Short-term construction emissions are shown in Table 4.2-5. The highest daily construction 

emissions are presented below and represent a worst- case scenario.  The projected emissions are 

compared to the Significance Thresholds. Refer to Appendix B for CalEEMod data worksheets. 

 

Table 4.2-5 

Peak Construction Emissions 

  Pollutant Emissions (lbs./day) 

Activity ROG NOX CO SOx PM10 PM2.5 

Demolition 9.5 75.3 45.4 0.1 4.0 3.8 

Site Preparation 10.6 84.9 49.3 0.1 22.6 14.2 

Grading 12.6 104.0 56.8 0.1 14.0 8.3 

Building Const. 8.4 55.1 48.9 0.1 7.2 3.4 

Paving 7.0 33.9 22.0 0.0 3.2 3.0 

Architectural Coating 633.7 3.2 5.1 0.0 0.9 0.3 

SCQAMD Thresholds 75 100 550 150 150 55 

Exceed Threshold? Yes Yes No No No No 
   Source: Mestre Greve Associates October 2011 

 

As shown in Table 4.2-5, ROG (architectural coating, painting both inside and outside the 

buildings) and NOx (grading phase) exceeds SCAQMD thresholds. Therefore, mitigation 

measures for the architectural coating phase and grading phase will be necessary to reduce 

impacts.  
 

Diesel Particulate Matter Emissions During Construction 

 

In 1998, the CARB identified particulate matter from diesel-fueled engines (DPM) as a TAC. It 

is assumed that the majority of the heavy construction equipment utilized during construction 

would be diesel fueled and emit DPM. 

 

Impacts from toxic substances are related to cumulative exposure and are assessed over a 70-year 

period.  Cancer risk is expressed as the maximum number of new cases of cancer projected to 

occur in a population of one million people due to exposure to the cancer-causing substance over 

a 70-year lifetime (California Environmental Protection Agency, Office of Environmental Health 

Hazard Assessment, Guide to Health Risk Assessment.)  Grading for the project, when the peak 

diesel exhaust emissions would occur, is expected to take less than 2 months with all 

construction expected to be completed in about 24 months.  Because of the relatively short 
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duration of construction compared to a 70-year lifespan, diesel emissions resulting from the 

construction of the project are not expected to result in a significant health impact. 

 

Localized Significance Thresholds 

 

As part of the SCAQMD’s environmental justice program, attention was focused on localized 

effects of air quality.  In accordance with Governing Board direction, SCAQMD staff developed 

localized significance threshold (LST) methodology and mass rate look-up tables by SRA that 

can be used to determine whether or not a project may generate significant adverse localized air 

quality impacts. LSTs represent the maximum emissions from a project that will not cause or 

contribute to an exceedance of the most stringent applicable federal or state ambient air quality 

standard, and are developed based on the ambient concentrations of that pollutant for each source 

receptor area. The LST methodology is described in “Final Localized Significance Threshold 

Methodology” updated in 2009 by the SCAQMD and is available at the SCAQMD. 

 

The LST mass rate look-up tables provided by the SCAQMD allow one to determine if the daily 

emissions for proposed construction or operational activities could result in significant localized 

air quality impacts. If the calculated on-site emissions for the proposed construction or 

operational activities are below the LST emission levels found on the LST mass rate look-up 

tables and no potentially significant impacts are found to be associated with other environmental 

issues, then the proposed construction or operation activity is not significant for air quality.  

 

The LST mass rate look-up tables are applicable to the following pollutants only: oxides of NOX, 

CO, PM10, and PM2.5.  LSTs are derived based on the location of the activity (i.e., the 

source/receptor area); the emission rates of NOX, CO, PM2.5 and PM10; and the distance to the 

nearest exposed individual.   

 

The LST methodology presents mass emission rates for each SRA, project sizes of 1, 2, and 

5 acres, and nearest receptor distances of 25, 50, 100, 200, and 500 meters.  For project sizes 

between the values given, or with receptors at distances between the given receptors, the 

methodology uses linear interpolation to determine the thresholds.  If receptors are within 

25 meters of the site, the methodology document says that the threshold for the 25-meter distance 

should be used. 

 

The project is located in SRA 34. The nearest existing land uses are single family residence 

located approximately 60 feet west of the project site. Refer to Table 4.2-6 for LSTs values for 

construction and operational allowable values. 

 

The threshold for operation listed in Table 4.2-6 is based on a 5 acre site with a sensitive receptor 

located at a 60-foot (18 meters) distance. However, the project consists of approximately 

17 acres, however, 5 acres is the largest parcel available in the LST methodology. A project with 

daily emission rates below these thresholds during operation is considered to have a less than 

significant effect on local air quality.  
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Table 4.2-6 

Localized Significance Thresholds (lbs/day) 

Description NOx CO PM10 PM2.5 

Construction Activities 270 1,746 14 8 

Operation 270 1,746 4 2 
Source: Mestre Greve Associates October 2011 

 

Construction Emissions – LST Analysis 

 

The on-site emissions were calculated utilizing CalEEMod. The total on-site construction 

emissions are compared to the LSTs. Refer to Table 4.2-7 for LST significance. Refer to 

Appendix B for worksheets calculations.   

 

Table 4.2-7 

Emissions By Construction Activity 

  Daily Emissions (lbs./day) 

Activity NOX CO PM10 PM2.5 

Demolition 75.1 44.2 3.8 3.8 

Site Preparation 84.7 47.8 22.3 14.2 

Grading 103.9 55.1 13.7 8.3 

Building Construction 37.4 23.7 2.5 2.5 

Paving 33.8 20.9 2.9 2.9 

Architectural Coating 3.0 1.9 0.3 0.3 

LST Thresholds 270 1,746 14 8 

Exceed Threshold? No No Yes Yes 
    Source: Mestre Greve Associates October 2011 

 

As shown in Table 4.2-7, PM10 and PM2.5 are anticipated to exceed thresholds during site 

preparation, and grading, respectively. These emissions are forecasted without mitigation (e.g., 

no watering).  Therefore, mitigation measures will be necessary to reduce impacts. 

 

The following construction mitigation measures shall be implemented to reduce impacts to less 

than significant levels:  

 

Mitigation Measure AQ-1: 

 

All paint shall have a low volatile organic compound (VOC) rating of 50 g/l or less for the 

project and restrict paint usage to 600,000 square feet per day. 

 

During construction all paint should have a VOC rating of 50 g/l or less as defined by the ARB. 

This is defined as super compliant low-VOC paint and suppliers of this paint can be found on the 

SCAQMD website. The painted area needs to be limited to 600,000 square feet. The CalEEMod 

calculates a maximum surface area that might be painted.  It does not appear to assume that 

portions of the building will not be painted or that colored stucco or other surfaces will be used 

in lieu of painting.  CalEEMod determined that 1,093,447 square feet could be painted.   
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Mitigation Measure AQ-2: 

 

During site preparation phase, at least one grader and one dozer shall meet “Tier II” 

emission requirements.  

 

During the site preparation and grading phases at least one grader and one dozer shall be “Tier 

II” equipment as defined by the ARB. With this mitigation measure, the NOx emissions during 

grading will be reduced to below 100 pounds per day significance threshold. This mitigation is 

also necessary to reduce the particulate emissions. 

 

Mitigation Measure AQ-3: 

 

All exposed services shall be watered three times a day during the grading and site 

preparation phases. 

 

Watering the construction site three times per day results in a 61% reduction in particulate 

emissions due to soil disturbance. These emissions will be below the LST thresholds and 

therefore, no local impacts would occur. 

 

Construction Emissions with Mitigation Measures 

 

Refer to Tables 4.2-8 and 4.2-9 for construction emissions with the above mitigation 

incorporated. The projected construction emissions are below the regional significance 

thresholds established by the SCAQMD for all pollutants with the mitigation measures 

incorporated. 

 

 

Table 4.2-8 

Peak Construction Emissions With Mitigation 

  Pollutant Emissions (lbs./day) 

Activity ROG NOX CO SOx PM10 PM2.5 

Demolition 8.6 67.9 41.5 0.1 3.7 3.5 

Site Preparation 9.3 73.8 56.6 0.1 11.1 7.7 

Grading 11.0 90.8 48.9 0.1 8.0 5.6 

Building Construction 8.4 55.1 48.9 0.1 7.2 3.4 

Paving 7.0 33.9 22.0 0.0 3.2 3.0 

Architectural Coating
1
 70.0 1.8 2.8 0.0 0.5 0.2 

SCQAMD Thresholds 75 100 550 150 150 55 
    1. Includes 45% reduction in building surface area to be painted. 

    Source: Mestre Greve Associates October 2011 
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Table 4.2-9 

On-Site Emissions By Construction Activity 

 With Mitigation, LST 

  Daily Emissions (lbs./day) 

Activity NOX CO PM10 PM2.5 

Demolition 67.8 40.3 3.5 3.5 

Site Preparation 73.7 42.0 10.9 7.7 

Grading 90.7 47.3 7.7 5.6 

Building Construction 37.4 23.7 2.5 2.5 

Paving 33.8 20.9 2.9 2.9 

Architectural Coating 3.0 1.9 0.3 0.3 

LST Thresholds 270 1,746 14 8 

Exceed Thresholds No No No No 
    Source: Mestre Greve Associates October 2011 

 

With mitigation, none of the emissions will exceed the LST thresholds (Table 4.2-9) and no local 

impacts would occur. 

 

Level of Significance After Mitigation:  

 

As shown in Tables 4.2-8 and 4.2-9 impacts are anticipated to be less than significant with 

implementation of Mitigation Measures AQ1 thru AQ3.  

 

Operational Emissions 

 

Operational air emissions were calculated using the CalEEMod model. Primary sources of 

emissions generated by the Proposed Project would be from motor vehicles including customers 

and the trucks serving the facility. Natural gas combustion and re-current painting of the 

facilities will also contribute to the emissions. The project is anticipated to generate 

approximately 5,692 daily trips (Fehr & Peers, August 12, 2011). Refer to Table 4.2-10 for 

project operational emissions.  

  

Table 4.2-10 

Project Emissions for 2013 (pounds per day) 

 ROG NOx CO SOx PM10 PM2.5 

Total Project Emissions 39.5 61.7 218.4 0.3 35.0 3.3 

SCQAMD Thresholds 55 55 550 150 150 55 

Exceed Thresholds No Yes No No No No 

Source: Mestre Greve Associates October 2011 

 

As shown in Table 4.2-10, total project emissions are below the SCAQMD thresholds for all 

criterion pollutants except NOx.  However, much of these emissions will be offset when the 

previous use is considered.  
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Previous Land Use Air Emissions 

 

The CalEEMod was used to estimate the air pollutant emissions for the previous existing use. 

Model input assumptions were consistent with the Proposed Project. The previous existing use 

consisted of 296 multi-family dwelling units. Approximately 1,719 trips are associated with this 

use (Fehr & Peers, August 12, 2011).  Refer to Table 4.2-11 for emissions estimates. 

 

Table 4.2-11 

Previous Land Use Emissions Compared to Proposed Project Emissions 

Year 2013 (pounds per day) 

 ROG NOx CO SOx PM10 PM2.5 

Total Previous Use Emissions 53.2 33.8 235.0 0.4 36.1 17.7 

Total Project Emissions 39.5 61.7 218.4 0.3 35.0 3.3 

Difference -13.7 27.9 -16.6 -0.1 -1.1 -14.4 

SCQAMD Thresholds 55 55 550 150 150 55 

Exceed Thresholds No No No No No No 

Source: Mestre Greve Associates October 2011 

 

As shown in Table 4.2-11, all pollutants except NOx, would result in lower operating emission 

than if the previous land use continued on-site. When the previous land use is considered into the 

total emissions, all net emissions generated by the project will be below the SCAQMD 

thresholds. The project will not have a significant impact on regional air quality. No operational 

mitigation measures are required. 

 

Impact AQ-2: 

 

The Proposed Project could create objectionable odors and impact sensitive receptors 

affecting a substantial number of people as the Proposed Project includes the 

transportation of goods via diesel operated trucks that can emit objectionable odors and 

may create a significant impact on nearby residences. 

 

EMFAC2007 is the CARB’s on-road vehicle emissions model. This model is used for all 

regulatory modeling of on-road vehicle emissions in the State of California. The EMFAC2007 

model was used to estimate particulate emissions from diesel trucks. Specifically, particulate 

emission rates from Heavy Heavy Duty (over 16 ½ ton) Diesel trucks were calculated for idling 

conditions as well as trucks traveling at 10 miles per hour and trucks traveling at 25 miles per 

hour. The trucks were assumed to travel at an overall average speed of 25 miles per hour on 

public roads and 10 miles an hour within the project site. DPM emission factors decrease as 

speeds increase (up to approximately 35 miles per hour). Therefore, using lower speeds 

represents a worst-case assumption. The idling emission factor was used to represent trucks 

idling as they arrive or depart their destination within the project. Refer to Table 4.2-12 for the 

emission factors obtained from EMFAC2007 used to modeling diesel truck emissions. 
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Table 4.2-12 

Diesel Truck PM10 Emission Factors 

Speed Emission Factor (g/sec) 

Idle 0.000359 

10 mph 0.00318 

20 mph 0.00315 
Source: Mestre Greve Associates October 2011 

 

These emissions represent an average diesel truck in the SCAB in 2013. Future newer, cleaner 

trucks will replace older, higher polluting, trucks reducing the fleet average emissions.  

EMFAC2007 projects decreases in running emission factors of approximately 3% per year until 

2025.  Between 2025 and 2040 the annual decrease is projected to be reduced from 3% per year 

to 0.1 % per year. Idling emission factors are projected to decrease by approximately 1% per 

year until 2025. Between 2025 and 2040 the annual decrease is projected to be reduced from 1% 

per year to 0.1 % per year. Cancer risk is based on a multiyear exposure (70 years for residents, 

40 years for workers, and 9 years for students). By basing the calculations on 2013 emission 

factors, worst-case cancer risks will be determined because they will not include projected future 

emissions reductions that will result in receptors being exposed to reduced concentrations. 

 

Delivery Truck Activity 

 

Delivery truck activity characteristics were associated with the proposed end use as a Home 

Depot (information provided by the applicant). For the other buildings, specific tenants are not 

known.  A mix of anticipated tenant types was assumed along with activity parameters based on 

the applicant and consultants experience with similar projects. Refer to Table 4.2-13 for a 

summary of the truck activity parameters used to model DPM concentrations. 

 

As shown in Table 4.2-13, the data is grouped by the building being served by the delivery 

trucks. The Home Depot delivery trucks will travel to one of three destinations, the Lumber Yard 

Loading Dock, the Main Loading Dock and the Garden Center Loading Dock.  For each of the 

other buildings there is a single destination. The Major 1 building has a loading dock and all 

delivery trucks were assumed to travel to the loading dock. For the shops and the pad buildings, 

the trucks were assumed to travel to the front of the store.   

 

For each destination, an expected range of weekly delivery trucks was estimated and is presented 

(refer to Table 4.2-13). The modeling was performed assuming the maximum number of trucks 

in the expected range to provide a conservative estimate of the project’s impacts. Some uses are 

anticipated to receive deliveries only during the week (Monday through Friday) and others are 

anticipated to receive deliveries during the week and on Saturday. The maximum number of 

trucks per week was divided by the number of days per week to estimate the number of trucks 

per day, on the days in which deliveries are received. A range of times when deliveries are most 

likely to arrive was estimated. As specific determination of delivery times is not possible as they 

vary based on operational needs and traffic patterns, the times presented in Table 4.2-13 are not 

intended to limit or represent the only times in which delivery trucks would be anticipated to 

arrive at the site. The times represent the periods when the trucks are most likely to arrive at the 

facility. Cancer risk is based on an annual average concentration and therefore is relative to 
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annual average operations Occasional trucks arriving outside of the hours shown are not 

statistically significant.  

 

Table 4.2-13 

Delivery Truck Activity 

 

Destination 

Trucks Per Week 

Days of 

Week 

Trucks 

Per Day 

Time of Day
2
 

Range 

Maxim

um Start End 

Home Depot             

  Lumber Yard LD 2-5 5 M-F 1.00 6:00 AM 7:00 PM 

  Main Loading 

Dock 

6-10 10 M-F 2.00 6:00 AM 7:00 PM 

  Garden Center LD 1-6 6 M-F 1.20 6:00 AM 7:00 PM 

Major 1 (Super Market)           

  M1 Loading Dock 7-14 14 M-Sat 2.33 6:00 AM 3:00 PM 

Pad 1 (Gas Station)             

  Pad 1 4-7 7 M-Sat 1.17 6:00 AM 7:00 PM 

Pad 2 (Bank)             

  Pad 2 3-6 6 M-F 1.20 9:00 AM 5:00 PM 

Pad 3 (Restaurant)             

  Pad 3 1-3 3 M-F 0.60 6:00 AM 10:00 AM 

            and 

            2:00 PM 4:00 PM 

Pad 4 (Retail)             

  Pad 4 1-3 3 M-F 0.60 9:00 AM 7:00 PM 

Shops             

  Shops 1-5 5 M-F 1.00 9:00 AM 7:00 PM 

  Totals   59   11.1     
1. The “Time of Day” represents the most probable hours when delivery trucks will visit the site and not store operating hours or 

limits on delivery hours.  Occasionally, trucks may arrive outside of these hours, but because cancer risk is based on annual 

averages these occasional deliveries outside of the hours shown are not statistically significant.  Delivery trucks were assumed to 

arrive randomly within the time period shown (i.e. evenly distributed) 

Source: Mestre Greve Associates October 2011 

 

 

Trucks were assumed to arrive and depart equally to the east and west on the Foothill Freeway 

(I-210).  Those arriving from the west were assumed to exit the freeway and cross Highland 

Avenue into the project.  Except for the Home Depot Lumber Yard trucks, all trucks arriving 

from the east were assumed to use either the Highland Avenue entrance or the Arden Avenue 

entrance.  All Lumber Yard Trucks are anticipated to use the Highland Avenue entrance 

exclusively. All trucks were assumed to exit to Arden Avenue as there freeway access is more 

difficult when exiting onto Highland Avenue.  

 

Dispersion Model 

 

The U.S. EPA’s required regulatory pollutant dispersion model, AERMOD is used to estimate 

pollutant concentrations at sensitive receptors in the vicinity of the project. Specifically, the 
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AERMOD, 11103 released on April 13, 2011 was used. ISC-AERMOD View by Lakes 

Environmental was used to generate the input file for AERMOD. The model was set to calculate 

the highest 24-hour average concentration as well as the annual average concentrations. 

 

Weather data prepared by the SCAQMD specifically for the AERMOD model was used for the 

dispersion modeling. This data file represents actual measured weather conditions at the San 

Bernardino Location for the years 2005, 2006, and 2007.   

 

Truck travel paths represent Line Sources. AEROMOD does not directly model Line Sources.  

Line sources were modeled as Separated Volume Sources using the method described in Volume 

II of the U.S. EPA User’s Guide for the Industrial Source Complex (ISC3) Dispersion Models 

(US EPA 1992). The line sources were modeled with a 12 foot release height and a 1 meter 

vertical dimension. The truck idling locations were modeled as area sources with a 12 foot 

release height and a 1 meter initial vertical dimension. The 25 mph emission factor was assumed 

for all truck travel on public roads and the 10 mph emission factor was assumed for all truck 

travel within the project site. The idling emission factor was assumed for each idling area.  Each 

truck was assumed to idle for five minutes at its destination.  

 

Determination of Cancer Risk 

 

Cancer risk represents the probability that a person develops some form of cancer. The estimated 

risk does not represent mortality rates. The risk described in these calculations reflects a level of 

exposure that would be virtually impossible to experience, and that for most individuals, 

exposure to a particular contaminant such as DPM, would be considerably less due to shorter 

duration of residence in the area, amount of time spent at the residence daily and throughout the 

year, and the split between time spent indoors versus outdoors. Studies have shown that the 

typical person spends approximately 87 percent of their time indoors, 5 percent of their time 

outdoors, and 7 percent of their time in vehicles. Indoor DPM levels are typically lower than 

outdoor levels.  

 

The cancer risk from DPM is estimated by calculating the dose of DPM through inhalation. The 

dose is then multiplied by the Cancer Potency Factor to determine potential risk of developing 

cancer over a 70-year lifetime. The cancer risk is determined by multiplying the Dose with the 

Cancer Risk Potency Factor. The Cancer Risk Potency Factor describes the potential risk of 

developing cancer per unit of average daily dose over a 70-year lifetime. The Cancer inhalation 

potency factors have been determined by the OEHHA or by the U.S. EPA and endorsed by the 

OEHHA. The inhalation potency factor determined by OEHHA is 1.1 (mg/kg-day)
-1

.  

Multiplying this factor by the dose and by 1,000,000 (one-million) gives the cancer risk caused 

by the DPM in terms of number of cancers per million of exposed persons. Refer to Table 4.2-14 

for the Cancer Risk per receptor type. 

 

Determination of Non-Cancer Risks 

  

The relationship for the non-cancer health effects of DPM is estimated by dividing the Worst-

case 24-hour average DPM concentration (µg/m
3
) by Reference exposure level (REL) for DPM 
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as determined by the OEHHA; the DPM concentration at which no adverse health effects are 

anticipated to get the Hazard Index; an expression of the potential for non-cancer health effects 

 

Table 4.2-14 

Cancer Risk Parameters by Receptor Type 

Receptor 

Type 

Daily 

Breathing 

Rate 

(L/kg/day) 

Inhalation 

Absorption 

Factor 

Exposure 

Frequency 

(Days/Year) 

Exposure 

Duration 

(Years) 

Resident 393 1 365 70 

Worker 149 1 261 40 

Teacher 149 1 190 40 

Student 581 1 180 9 
Source: Mestre Greve Associates October 2011 

 

DPM Analysis 

 

SCAQMD recommends significance thresholds for new sources of Hazardous Air Pollutants 

(HAPS) at its CEQA Air Quality Analysis Guidance Handbook. SCAQMD’s recommended 

significance threshold for increased cancer risk is an increase due to the project of greater than 

10 in a million. The recommended threshold for non-carcinogen impacts is a Hazard Index 

greater than 1. 

 

The Proposed Project would result significant impact due to diesel truck pollutant emissions if: 

 

 The cancer risk due to exposure of DPM from the project is greater than 10 in a million 

OR 

 The Chronic Hazard Index due to exposure of DPM from the project is greater than 1. 

 

Refer to Figures 4.2-1 and 4.2-2 for the results of the dispersion modeling and present projected 

DPM concentration contours in the areas bounding the project site. Figure 4.2-1 shows the 

annual average concentrations and Figure 4.2-2 shows the peak 24-rour average concentrations. 

 

Cancer Risk Increase Due to Project 

 

Table 4.2-15 presents the maximum annual average DPM concentrations for the four receptor-

types bordering the project; residents, workers, teachers, and students. The resident category 

represents the residences that bound the project to the west as well as the residences located to 

the east across Arden Avenue. The worker category represents the commercial area located to 

the west of the project across Guthrie Street.  The teacher and student categories represent the 

school located to the south of the project across 20
th

 Street.  The table also presents the increased 

cancer risk due to exposure due to DPM calculated from the concentration.   

 

SCAQMD data indicates that the cancer risk from DPM represents approximately 84% of the 

total cancer risk from all Hazardous Air Pollutants (HAP). The final column estimates the overall 

increase in cancer risk due to exposure to all HAPs. 
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Table 4.2-15 
Cancer Risk Increase at  

Maximum Impacted Receptors 

Receptor 
Category 

Annual DPM 
Concentration 

(µg/m
3
) 

Increase in Cancer Risk 
Per Million From 

Exposure to: 

Cancer Risk 
Threshold  

10 per Million 

 
Exceeds 

Threshold? 

DPM All HAP*   

Resident 0.0050 2.2 2.6 10 No 

Worker 0.0028 0.2 0.24 10 No 

Teacher 0.0060 0.3 0.36 10 No 

Student 0.0060 0.2 0.24 10 No 
* Estimated Assuming DPM Represents 84% of Total Cancer Risk 

 

The concentrations shown in Table 4.2-15 represent the highest DPM concentrations in each one 
of these areas and therefore represent the worst-case cancer risk that assumes that a receptor 
spends all of their time at that point for the entire exposure period assumed in the cancer risk 
calculation (i.e.; 70 years/24 hours a day for residents, 40 years/8 hours a day/5 days a week for 
workers, 40 years/8 hours a day/180 days per year for teachers and 9 years/8 hours a day/180 
days per year for a student). Cancer risk away from these maximums scale linearly with the 
DPM concentration (e.g.; a residential receptor exposed to 0.0035 µg/m

3
 would have an 

increased cancer risk of 0.0035/0.0050*2.2 = 1.5 per million). 
 

As shown in Table 4.2-15, the maximum cancer risk increase due to the Proposed Project is 2.6 
in a million. This is below the significance threshold of 10 in a million. Therefore, the project 
will not result in a significant impact due to increased cancer risk from DPM emissions. 
 

Non-Cancer Health Risk Due to Project 
 

Table 4.2-16 shows the maximum annual average DPM concentrations for the four receptor-
types bordering the project; residents, workers, teachers, and students. The resident category 
represents the residences that bound the project to the west as well as the residences located to 
the east across Arden Avenue. The worker category represents the commercial area located to 
the west of the project across Guthrie Street. The teacher and student categories represent the 
school located to the south of the project across 20

th
 Street. The table also presents the hazard 

index due to exposure due to DPM calculated. 
 

As shown in Table 4.2-16 the maximum chronic hazard index due to the Proposed Project is 
0.007, which is below the significance threshold of 1. Therefore, the Proposed Project will not 
result in a significant impact due to non-cancer health risk from DPM emissions. 

 

Table 4.2-16 
Chronic Hazard Index at  

Maximum Impacted Receptors 

 
Type 

Concentration 
(µg/m

3
) 

Chronic 
Hazard Index 

Resident 0.0250 0.005 

Worker 0.0190 0.004 

Teacher 0.0360 0.007 

Student 0.0360 0.007 
Source: Mestre Greve Associates October 2011 
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4.3 CULTURAL RESOURCES 

 

4.3.1 Introduction 

 

This section of the Draft EIR addresses historic and pre-historic resources that together comprise 

Cultural Resources. Historic resources are defined as buildings, structures, objects, sites and 

districts of significance in history, archaeology, architecture and culture. These resources include 

intact structures of any type that are 50 years or more of age. Historic resources are preserved 

because they provide a link to a region’s past as well as a frame of reference for a community. 

Archaeological resources are the physical remains of past human activities and can be either 

prehistoric or historic in origin. Archaeological sites are locations that contain significant 

evidence of human activity. Generally a site is defined by a significant accumulation or presence 

of one or more of the following: food remains, waste from the manufacturing of tools, 

concentrations or alignments of stones, modification of rock surfaces, unusual discoloration or 

accumulation of soil, or human skeletal remains. Archaeological sites are often located along 

creek areas, ridgelines, and vistas. 

 

Paleontological resources are the fossilized remains of organisms from prehistoric environments 

found in geologic strata. These resources are valued for the information they yield about the 

history of the earth and its past ecological settings. There are two types of resources including: 

vertebrates and invertebrate paleontological resources. Paleontological sites are those areas that 

show evidence of pre-human activity. 

 

Information for this section is summarized from the Home Depot Project, San Bernardino, San 

Bernardino County, CA cultural resources investigation, prepared by McKenna et al., May 19, 

2011 (see Appendix C).  

 

4.3.2 Environmental Setting 

 

Project Location  

 

The Project Site is located in the City of San Bernardino and occurs within the San Bernardino 

Valley region of San Bernardino County, approximately 60 freeway miles south of downtown 

Los Angeles. The Project Site location is consistent with Township 1 North, Range 3 West, and 

the northwest quarter of Section 31. The Project Site occurs within the very southwestern portion 

of the Historic Rancho Muscupiabe.  

 

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 20
th

 Street. The Project Site is west of the Interstate 210 

(I-210) eastbound on-ramps at Arden Avenue, the freeway overpass crosses above the northeast 

corner of the site. Major arterials near the Project Site include Highland Avenue located north 

and adjacent to the Project Site, the Foothill Freeway (I-210) immediately east of the Project 

Site, Baseline Road approximately one-mile south of the Project Site, and the I-215 and I-15 

freeways approximately four miles north of the Project Site. 
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Cultural Resources 

 

Cultural resources generally consist of sites of archeological significance that are prehistoric or 

historic, and a few historic structures. Prehistoric archaeological resources may date from prior 

to 8,000 years ago to around 1770, the time of historic contact between indigenous people and 

Europeans. Historic archaeological resources include refuse deposits such as can and bottle 

dumps, filled-in privy pits and cisterns, melted adobe walls and foundations, collapsed structures 

and associated features, and roads and trails. They may date back from the earliest Spanish 

mission to the beginning of the last century, roughly the period between 1770 and 1900.  

 

Historic Background 

 

The Project area occurs within the historic Rancho Muscuiabe. In 1887, following the demise of 

many early ranchos, the project area is identified as being within “West Highlands;” the owner of 

West Highlands is identified as N.S. McAbee (and his assigns). A map of West Highlands was 

recorded by W.P. Cave at the request of Seth Marshall (Dec. 30
th

 1887), the specific project area 

is within West Highlands Block 3 and portions of Lots 4, 5, and 6.  

 

The first recorded ownership of the properties dates to 1895, B.F. Krieder owned Lot 4 and A.E. 

Sterling owned Lots 5 and 6. A $200 improvement is noted for the Krieder property but no 

improvements are recorded for the Sterling lots. In 1911 the Sterling locate was sold to Thomas 

Yerxa. Yerxa had assessments for trees/vines as early as 1917 but no structural improvements. 

Improvements for the Krieder property rose from the initial $200 to $1800 by 1920, with trees 

and/or vines at $480. In 1922 Yerxa sold his lots to Hugh M. Warren and Thomas Hopkins. 

Krieder held her property with Clause and Laure Emmerton from 1923 until 1929 when the 

Emmertons are listed as the sole owners of Lot 4; in 1929 Hugh Warren is also listed as the sole 

owner of Lots 5 and 6. Warren sold Lots 5 and 6 to D.C. and Thalia B. Nutting in 1936. The 

Emmertons sold Lot 4 to Nellie Dederick and Claudine Spurlock in 1941. In 1941 structural 

improvements were assessed for Lot 4, no structural improvements are listed for Lots 5 and 6. 

 

Improvements on the properties were demolished by ca. 1962, when Tract No. 6898 and Tract 

No. 7106 were established. The tracts are described as “…a subdivision of Lots 4 and 5 and a 

portion of lot 6, Block 3, of the Map of West Highlands.” The two tracts show the dedication of 

the Highland Avenue frontage road, the establishment of 20
th

 Street, and the renaming of Orange 

Avenue to Arden Avenue.  

 

Between ca.1964 and ca. 2004, the area was developed with a series of relatively low income 

housing occupied predominantly by military families associated with Norton Air Force Base in 

San Bernardino. By 2004, almost 75% of the residences had been removed and by 2007, only 

23 lots were still developed. In or around 2010, all structures were demolished and the project 

area was vacant except for the road right of ways.  

 

4.3.3 Applicable Policies, Plans, and Regulations 

 

The treatment of cultural resources is governed by federal and state laws and guidelines. There 

are specific criteria for determining whether prehistoric and historic sites or objects are 
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significant and/or protected by law. Federal and State significance criteria generally focus on the 

resource's uniqueness, its relationship to similar resources, and its potential to contribute 

important information to scholarly research. Some resources that do not meet federal 

significance criteria may, nevertheless, be considered significant by State criteria. The laws and 

regulations that seek to address and/or mitigate impacts on significant prehistoric or historic 

resources are summarized below.  

 

The National Historic Preservation Act of 1966 

 

The National Historic Preservation Act of 1966 established the National Register of Historic 

Places (NRHP) as the official federal list of cultural resources that have been nominated by State 

offices for their historical significance at the local, State, or national level. Properties listed in the 

NRHP, or “determined eligible” for listing, must meet certain criteria for historical significance 

and possess integrity of form, location, and setting. 

 

Significance is determined by four aspects of American history or prehistory recognized by the 

NRHP Criteria, which are listed below: 

 

1. Associated with events that have made a significant contribution to the broad patterns of 

our history. 

2. Associated with the lives of persons significant in our past. 

3. Embody the distinctive characteristics of a type; period, or method of construction; 

represent the work of a master; possess high artistic values, represent a significant and 

distinguishable entity whose components may lack individual distinction. 

4. Have yielded, or may be likely to yield, information important in prehistory or history 

(See 36 CFR §60.4). 

 

Eligible properties must meet at least one of the criteria and possess integrity of location, design, 

setting, materials, workmanship, feeling, and association. Historical integrity is measured by the 

degree to which the resource retains its historical properties and conveys its historical character, 

the degree to which the original fabric has been retained, and the reversibility of changes to the 

property. The National Register recognizes these seven aspects or qualities that, in various 

combinations, define the integrity of a property:  

 

1. Location: Location is the place where the historic property was constructed or the place 

where the historic event occurred. 

2. Design: Design is the combination of elements that create the form, plan, space, structure, 

and style of a property. 

3. Setting: Setting is the physical environment of a historic property. 

4. Materials: Materials are the physical elements that were combined or deposited during a 

particular period of time and in a particular pattern or configuration to form a historic 

property. 
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5. Workmanship: Workmanship is the physical evidence of the crafts of a particular culture 

or people during any given period in history or pre-history. 

6. Feeling: Feeling is a property’s expression of the aesthetic or historic sense of a particular 

period of time. 

7. Association: Association is the direct link between an important historic event or person 

and a historic property. 

 

The California Register of Historic Resources (CRHR) (Public Resources Code Section 5020 et 

seq.) 

 

The State Historic Preservation Office (SHPO) maintains the CRHR. Properties listed, or 

formally designated as eligible for listing, on the NRHP are automatically listed on the CRHR, as 

State Landmarks and Points of Interest. Significant historical resources are those eligible for the 

CRHR, properties designated under local ordinances, or those identified through local historical 

resource surveys. 

 

State law seeks to protect cultural resources by requiring evaluations of the significance of 

prehistoric and historic resources in CEQA documents. A cultural resource is a significant 

historical resource if it meets any of the CRHR eligibility criteria found in Section 15064.5(a)(3) 

of the CEQA Guidelines. These criteria, which are nearly identical to those for the NRHP, are 

listed below.  

 

a. Is associated with events that have made a significant contribution to the broad patterns 

of California’s history and cultural heritage. 

b. Is associated with lives of persons important in our past. 

c. Embodies the distinctive characteristics of a type, period, region, or method of 

construction, or represents the work of an important creative individual, or possesses high 

artistic values. 

d. Has yielded, or may be likely to yield, information important in prehistory or history. 

 
California Health and Safety Code Sections 7050.5, 7051, and 7054 

 

Sections of the California Health and Safety Code collectively address the protection from 

interference with human burial remains, as well as the disposition of Native American burials in 

archaeological sites. The law protects such remains from disturbance, vandalism, or inadvertent 

destruction, and establishes procedures to be implemented if Native American skeletal remains 

are discovered during construction of a project, including the treatment of remains prior to, 

during, and after evaluation, and reburial procedures. 
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CEQA Guidelines Section 15064.5 (e) 

 

CEQA Guidelines Section 15064.5 (e) addresses the disposition of Native American burials in 

archaeological sites and protects such remains from disturbance, vandalism, or inadvertent 

destruction. The section establishes procedures to be implemented if Native American skeletal 

remains are discovered during construction of a project and establishes the Native American 

Heritage Commission as the entity responsible to resolve disputes regarding the disposition of 

such remains. 

 

City of San Bernardino General Plan  

 

In additional to the mandatory elements, the City of San Bernardino General Plan includes a 

Historical and Archeological Resources Element. Goals and policies pertaining to the Proposed 

Project as listed within the General Plan are as follows: 

 

Historic and Archaeological Resources Element Goals and Polices 

 

Goal 11.4: Protect and enhance our historical and cultural resources.  

 

Policies 

 

11.4.1 Encourage the preservation, maintenance, enhancement, and reuse of existing 

buildings in redevelopment and commercial areas; the retention and renovation of 

existing residential buildings; and the relocation of existing residential buildings 

when retention on-site is deemed not to be feasible.  

 

Goal 11.5: Protect and enhance our archaeological resources. 

 

Policies 

 

11.5.1 Complete an inventory of areas of archaeological sensitivity in the planning area. 

Prior to public distribution, Native American tribes should be consulted to address 

any issues of confidentiality.  

 

4.3.4 Project Impact Analysis and Mitigation Measures 

 

4.3.4.1 Thresholds of Significance 

 

The Initial Study Checklist for the Proposed Project was completed and circulated with a Notice 

of Preparation (NOP) to identify potential environmental impacts that could occur as a result of 

the Proposed Project. The Checklist identifies the primary thresholds of significance relating to 

CEQA issues. The Proposed Project would have a significant effect on Cultural Resources if it 

would: 

 

 Be developed in a sensitive archaeological area as identified in the City’s General Plan. 



4.3 Cultural Resources  Environmental Impact Evaluation  

 

12/20/2011 Highland Marketplace Draft EIR 4.3-6 

 Cause a substantial adverse change in the significance of an archaeological resource 

pursuant to §15064.5 of CEQA. 

 Cause a substantial adverse change in the significance of a historical resource as defined 

in §15064.5 of CEQA. 

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

feature, 

 Disturb any human remains, including those interred outside of formal cemeteries. 

 

4.3.4.2 Issues Identified to Have No Impacts 

 

The Initial Study Checklist for the Proposed Project that was circulated with a NOP identified 

the following threshold areas where no impacts would occur as a result of the Proposed Project. 

No additional information was received during the NOP review period to change the conclusions 

of the Initial Study. 

 

Be developed in a sensitive archaeological area as identified in the City’s General Plan. 

 

According to the City of San Bernardino’s General Plan Update and Associated Specific Plans 

Draft EIR (Figure 5.4-2 Archaeological Sensitivities), the Project Site is not located in a 

designated area of concern for Archaeological Resources or in an Urban Archaeological District 

containing Historical Archaeological Resources. No impacts are expected. 

 

4.3.4.3 Issues Determined to Have a Less Than Significant Impact 

 

The Initial Study Checklist for the Proposed Project that was circulated with the NOP identified 

the following threshold areas where impacts associated with the Proposed Project would occur 

but be less than significant with mitigation incorporation based on the information known at the 

time. No additional information was received during the NOP review period to change the 

conclusions of the Initial Study. 

 

Cause a substantial adverse change in the significance of an archaeological resource 

pursuant to §15064.5 of CEQA. 

Cause a substantial adverse change in the significance of a historical resource as defined in 

§15064.5 of CEQA. 

  

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

feature. 

 

An archaeological records search was completed through the San Bernardino County Museum, 

Archaeological Information Center, Redlands on May 5, 2011. The records search involved a 

review of previous studies, recorded resources, and historic maps. The research provided the 

baseline data for assessing the relative sensitivity of the area to yield evidence of cultural 

resources.  

 



Environmental Impact Evaluation  4.3 Cultural Resources 

 

Highland Marketplace Draft EIR 12/20/2011  4.3-7 

The records search indicated that between 1973 and 2005 a minimum of nine cultural resource 

investigations were completed within one half mile of the Proposed Project site (see 

Table 4.3-1). None of these investigations included or overlapped the Project Site; however, one 

investigation was conducted immediately adjacent to the project area. The records search 

identified two recorded resources: CA-SBR-6847H is the Atchison, Topeka and Santa Fe 

Railroad alignment and is located north of the project area, P1062-9H is a reference to the 

“pending” location and identification of resources associated with the Patton State Hospital dairy 

farming activities to the east of the Project Site. The Atchison, Topeka and Santa Fe Railroad 

alignment would not be impacted as a result of the Proposed Project. According to McKenna et 

al., structures associated with the Patton State Hospital were illustrated on the 1996 Harrison 

Mountain Quadrangle but not visible on the current GoogleEarth aerial photograph.  

  

Table 4.3-1 

Previous Investigations Within 0.5-Miles of the Project Area 

Author(s) Year Project In Project 

Area 
Schuiling 1973 Pacific Town Houses No 

Hammond and Webb  1977 Route 30 Between I-10 and 

Arden Avenue 

No 

Wisbord 1990 Regional Medical Center 

Relocation  

No 

Love and Tang 1998 Mayor’s Demolition 

Initiative 

No 

Mason and Bonner  1998 Pacific Bell Cell Site No 

LSA  2001  AT&T Cell Site  No 

Thal n.d. Nextel Cell Site No  

LSA 2002 SBUSD Elementary School 

#47 

No 

Tang, Hogan et al.  2005 EVWD Perchlorate 

Treatment Facilities 

No 

 

A field reconnaissance of the Project Site was completed on May 10, 2011 by McKenna et al. 

Principal Investigator Jeanette A. McKenna. During the pedestrian survey, no evidence of 

prehistoric or historic archaeological resources was identified. At the time of the field visit, only 

evidence of the post-1962 street alignments and some infrastructure improvements were visible. 

The Project Site is not considered sensitive for paleontological resources.  

 

Although no resources were discovered on the Project Site and the archaeological sensitivity of 

the project area is considered to be low, in the event that any archaeological materials are 

encountered the following mitigation measures shall be implemented: 

 

Mitigation Measure CR-1: 

 

In the event that buried cultural resources, including historic or archeological resources, are 

discovered during construction, operations shall cease in the immediate vicinity of the find 

and a qualified archaeologist shall be consulted to determine whether the resource requires 

further study. The qualified archeologist shall make recommendations to the Lead Agency on 

measures that shall be implemented to protect the discovered resources, including but not 

limited to excavation of the finds in accordance with Section 15064.5 of the CEQA 

Guidelines. If the resources are determined to be unique historic resources as defined under 
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Section 15064.5 of the CEQA Guidelines, appropriate measures shall be identified by the 

monitor and recommended to the Lead Agency. 

 

Measures may include but are not limited to: a detailed mapping of the findings; a 

recordation of the discovery with appropriate agencies; and potential tests (if needed) to 

evaluate the resources’ eligibility for listing in the National Register or California Register 

of Historic Resources. A technical report would then be prepared to document field methods 

and results. 

 

Mitigation Measure CR-2: 

 

In accordance with 36 CFR 800.13(b)(3), the State Historic Preservation Officer and Native 

American tribal contacts as listed on the letter (dated September 28, 2007) received from 

Native American Heritage Commission (NAHC), as well as the Advisory Council on Historic 

Preservation will be notified within 48 hours of the discovery of any archaeological artifacts. 

 

Level of Significance After Mitigation 

 

Application of the above mitigations will reduce the potential impacts to unknown historic, 

archeological, and paleontological resources to a less than significant level. 

  

Disturb any human remains, including those interred outside of formal cemeteries. 

 

There is always the potential for ground-disturbing activities to uncover previously unknown 

buried human remains. Should this occur, federal laws and standards apply including the Native 

American Graves Protection and Repatriation Act and its regulations found in the Code of 

Federal Regulations at 43 CRF 10. In the event of an accidental discovery or recognition of any 

human remains, California State Health and Safety Code Section 7050.5 dictates that no further 

disturbance shall occur until the County Coroner has made the necessary findings as to origin 

and disposition pursuant to CEQA regulations and Public Resource Code Section 5097.98. 

During construction activities, there is a potential for previously unknown buried human remains 

to be uncovered and therefore, the following mitigation measure would be implemented: 

 

Mitigation Measure CR-3: 

 

If human remains of any kind are found during construction activities, all activities must 

cease immediately and the San Bernardino County Coroner and a qualified archaeologist 

must be notified. The Coroner will examine the remains and determine the next appropriate 

action based on his or her findings. If the Coroner determines the remains to be of Native 

American origin, he or she will notify the Native American Heritage Commission. The Native 

American Heritage Commission will then identify the most likely descendants to be consulted 

regarding treatment and/or reburial of the remains. If a most likely descendant cannot be 

identified, or the most likely descendant fails to make a recommendation regarding the 

treatment of the remains within 48 hours after gaining access to them, VMC shall rebury the 

Native American human remains and associated grave goods with appropriate dignity on the 

property in a location not subject to further subsurface disturbance. 
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Level of Significance After Mitigation 

 

Application of the above mitigation will reduce the potential impacts to any unknown buried 

human remains to less than significant.  
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4.4 GEOLOGY AND SOILS 

 

4.4.1 Introduction 

 

This section describes the existing Project Site conditions related to geology and soils. The 

Proposed Project’s potential impacts in these areas are discussed and mitigation measures are 

provided for impacts determined to be potentially significant. Except as noted in the text, 

information contained within this section has been directly extracted or restated from the Draft 

Geotechnical Engineering Investigation Proposed Home Depot Store SS-00936.2007, Other 

Retail Development and Off-Site Improvements NWC of Arden Avenue and East of 20
th

 Street 

San Bernardino, California, prepared by Moore Twining Associates Incorporated, September 23, 

2011. The geotechnical report is included as Appendix D in this Draft EIR.  

 

To supplement preparation of this document, various aerial photographs of the Project Site 

dating back to 1994 were reviewed. The purpose of the aerial photograph review is to provide 

site-scale reconnaissance of Project Site geology and potential hazards, including geologic units 

and site history, as well as the presence or absence of large, deep-seated landslides and surficial 

failures that potentially affect stability on the Project Site.  

 

4.4.2 Environmental Setting  

 

The Project Site consists of approximately 17.37 acres in the City of San Bernardino. The site is 

located at the northwest corner of Arden Avenue and East 20
th

 Street. Highland Avenue lies 

north of the project site, and the Interstate 210 (I-210) overpass transects the northeast corner of 

the site.  

 

The surface of the Project Site is relatively level with elevations ranging between 1,205 feet 

above mean sea level (amsl) in the southwest corner and 1,247 feet amsl in the northeast corner. 

The surface soils at the Project Site consist of silty sands with varying amounts of gravel and 

debris. One-hundred nineteen test borings were drilled at the site by Moore Twining Associates, 

Inc. to explore subsurface soil conditions. Fill soils were encountered beneath the surface soils in 

the majority of the borings; native silty sands underlie the fill soils and extend to depths of about 

15 to 20 feet. The native silty sands were underlain by poorly graded sands that generally 

extended to the bottom of the borings. Test borings encountered no groundwater in the upper 

50 feet below the site.  

 

Regional Geologic Setting and Site Geology 

 

The Project Site is located within the Bunker Hill - San Timoteo Basin portion of the San 

Bernardino Valley, at the northern edge of the Peninsular Ranges Geomorphic Province. The 

Bunker Hill - San Timoteo Basin is a subsiding series of horsts and grabens bounded on the 

northeast by the San Andreas fault and on the southwest by the San Jacinto fault. Coalesced 

alluvial fans emanating from the San Bernardino Mountains to the north and, to a lesser extent, 

from the San Timoteo Badlands to the south fill the basin as it subsides, and have formed an 

alluvial plain on the San Bernardino Valley floor. Because of the irregular surface of the basin 

floor, the depth of the in-filling sediments is exceedingly variable.  
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Local Groundwater 

 

Groundwater was not encountered in the test borings to a maximum depth of 50 feet below 

ground surface (BGS). Utility services and underground improvements associated with the 

residential development previously located at the Project Site remain present throughout the site. 

Based on the absence of groundwater, the potential for liquefaction to occur at the site is 

considered low. 

 

Geologic Structure and Seismic Setting 

 

The tectonics of the Southern California area are dominated by the interaction of the North 

American plate and the Pacific plate, which are apparently sliding past each other in a 

translational manner. Although some of the motion may be accommodated by rotation of crustal 

blocks such as the western Transverse Ranges (Dickinson, 1996), the San Andreas fault zone is 

thought to represent the major surface expression of the tectonic boundary and to be 

accommodating most of the translational motion between the Pacific plate and the North 

American plate. However, some of the plate motion is apparently also partitioned out to the other 

northwest-trending strike-slip faults that are thought to be related to the San Andreas system, 

such as the San Jacinto fault and the Elsinore fault. Local compressional or extensional strain 

resulting from the translational motion along this boundary is accommodated by left-lateral, 

reverse, and normal faults such as the Cucamonga fault, the Crafton Hills fault zone, and the 

blind thrust faults of the Los Angeles Basin (Matti and others, 1992; Morton and Matti, 1993). 

 

The closest active fault to the Project Site is the San Andreas Fault. The San Andreas Fault zone 

is located along the southwest margin of the San Bernardino Mountains approximately 1.3 miles 

northeast of the Project Site. The toe of the mountain front in the San Bernardino area roughly 

demarcates the presently active trace of the San Andreas fault, which is characterized by 

youthful fault scarps, vegetational lineaments, springs and offset drainages.  

 

The Reservoir Canyon fault of the Crafton Hills fault zone is located approximately 5 1/2 miles 

southeast of the site. The Crafton Hills fault zone is a system of normal faults bounding the 

Crafton Hills horst that are thought to be the result of regional extension associated with 

right-lateral slip on the faults of the San Andreas system (Matti and others, 1992). Several faults 

of the Crafton Hills fault zone are demonstratively Holocene active and are presently included in 

Alquist-Priolo Earthquake Fault Zones. The Reservoir Canyon fault is considered potentially 

active in that offset of Quaternary-age material can be observed but not necessarily 

Holocene-age material. 

 

The main trace of the San Jacinto fault is located approximately 6 1/4 miles southwest of the site 

(Dutcher and Garrett, 1963; Morton, 1978; Morton and Matti, 1991). The San Jacinto fault zone 

is a system of northwest-trending, right-lateral, strike-slip faults. More large historic earthquakes 

have occurred on the San Jacinto fault than any other fault in Southern California (Working 

Group on California Earthquake Probabilities, 1988). Based on the data of Matti and others 

(1992), the San Bern-ardino Valley segment of the San Jacinto fault may be accommodating 

much of the motion between the Pacific Plate and the North American Plate in this area. Matti 

and others (1992) suggest this motion is transferred to the San Andreas fault in the Cajon Pass 
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region by "stepping over" to parallel fault strands which include the Glen Helen fault. The 

Working Group on California Earthquake Probabilities (1995) tentatively assigned a 37 percent 

(±17 percent) probability of a major earthquake on the San Bernardino Valley segment of the 

San Jacinto fault for the 30-year interval from 1994 to 2024. 

 

The Cleghorn fault is a relatively short, westerly-trending feature identified in the Cajon Pass 

area. This fault is located approximately 15 miles northwest of the site and is classified as 

questionably Holocene in age (Jennings, 1994). 

 

The southern margin of the San Gabriel Mountains is coincident with a series of east-west 

trending, predominantly reverse and thrust faults known as the Transverse Ranges frontal fault 

system. The San Fernando fault of this system ruptured during the 1971 preferred magnitude (M) 

6.7 San Fernando earthquake. The Cucamonga fault of this system is located at the base of the 

San Gabriel Mountains, approximately 15 miles northwest of the site. Evidence of recent activity 

on this fault includes fresh scarps, sag ponds and disrupted Holocene alluvium (Dutcher and 

Garrett, 1963; Yerkes, 1985; Morton and Yerkes, 1987). 

 

Earthquake History 

 

No large earthquakes have occurred on the San Bernardino Mountains segment of the San 

Andreas fault within the regional historical time frame. Using dendrochronological evidence, 

Jacoby and others (1987) inferred that a great earthquake on December 8, 1812 ruptured the 

northern reaches of this segment. Recent trenching studies have revealed evidence of rupture on 

the San Andreas fault at Wrightwood occurred within this time frame (Fumal and others, 1993). 

Comparison of rupture events at the Wrightwood site and Pallett Creek and analysis of reported 

intensities at the coastal missions led Fumal and others (1993) to conclude that the December 8, 

1812 event ruptured the San Bernardino Mountains segment of the San Andreas fault largely to 

the southeast of Wrightwood, possibly extending into the San Bernardino Valley. The average 

recurrence interval for large earthquakes along the southern San Andreas fault at six 

paleoseismic sites is 182 years (Stone and others, 2002).  

 

4.4.3 Applicable Policies, Plans and Regulations 

 

State 

 

Seismic Hazards Mapping Act 

The California Geological Survey (CGS) provides guidance with regard to seismic hazards under 

the Seismic Hazards Mapping Act. Seismic hazard zones are identified and mapped by the CGS 

to assist local governments in land use planning. The intent of the Act is to protect the public 

from the effects of strong ground shaking, liquefaction, landslides, ground failure, or other 

hazards caused by earthquakes. In addition, CGS Special Publication 117, Guidelines for 

Evaluating and Mitigating Seismic Hazards in California, provides guidance for the evaluation 

and mitigation of earthquake-related hazards for projects within designated zones of required 

investigations.  
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Uniform Building Code (Title 24) 

 

Title 24 of the California Code of Regulations (CCR) governs the design and construction of 

buildings, associated facilities, and equipment. These regulations are also known as buildings 

standards. CCR Title 24 is published by the California Building Standards Commission and it 

applies to all building occupancies, related features, and equipment throughout the State of 

California. The California Building Standards Code contains structural, mechanical, electrical, 

and plumbing system requirements and requires measures for energy conservation, green design, 

construction and maintenance, fire and life safety, and accessibility. Title 24 was last updated 

and adopted for an effective date of January 1, 2011. 

 

Cities and Counties are required by state law to enforce CCR Title 24. Due to varying local 

climatic, geological, and topographic conditions, City and County agencies have the prerogative 

of adopting requirements more restrictive than those provided for by CCR Title 24. An adoption 

of building standards differing from those established in CCR Title 24 must be filed with the 

California Building Standards Commission along with a finding of need statement. Additionally, 

cities and counties may adopt ordinances that require fire suppression sprinkler systems and 

other fire protections that are more restrictive than those found in CCR Title 24. Such ordinances 

must be filed with the Department of Housing and Community Development.  

 

The City of San Bernardino Building Code is found in Title 15 of the San Bernardino City 

Municipal Code. The purpose of the building code is to provide minimum standards to safeguard 

life or limb, health, property and public welfare by regulating and controlling the design, 

construction, quality or materials, use and occupancy, location and maintenance of all buildings 

and structures within the City’s jurisdiction (Ord. MC-699, 7-17-89). Title 24 is adopted by 

reference within the City’s Building Code. 

 

City of San Bernardino General Plan 

 

Goal 10.7 Protect life, essential lifelines, and property from damage resulting from 

seismic activity. 

 

Policies: 

 

10.7.3 Enforce the requirements of the California Seismic Hazards Mapping and Alquist-

Priolo Earthquake Faulting Zones Acts when siting, evaluating, and constructing 

new projects within the City. (LU-1) 

 

10.7.4 Determine the liquefaction potential at a site prior to development, and require 

that specific measures be taken, as necessary, to prevent or reduce damage in an 

earthquake.  
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Goal 10.9 Minimize exposure to and risk from geologic activities. 

 

Policies:  

 

10.9.2 Require geologic and geotechnical investigations in areas of potential geologic 

hazards as part of environmental and/or development review process for all new 

structures. (LU-1) 

 

4.4.4 Project Impact Analysis and Mitigation Measures 

 

4.4.4.1 Thresholds of Significance 

 

The Initial Study Checklist for the Proposed Project was completed and circulated with a Notice 

of Preparation to identify potential environmental impacts that could occur as a result of the 

Proposed Project. The Checklist identifies the primary thresholds of significance relating to 

CEQA issues. The Proposed Project would have a significant effect on Geology and Soils if it 

would: 

 

 Involve earth movement (cut and or/fill) based on information included in the Project 

Description form. 

 

 Expose people or structures to potential substantial adverse effects, including the risk of 

loss, injury, or death. 

 

 Be located within an Alquist-Priolo Earthquake Fault Zone. 

 

 Result in substantial soil erosion or the loss of topsoil. 

 

 Be located within an area subject to landslides, mudslides, subsidence, or other similar 

hazards as identified in the City’s General Plan.  

 

 Be located within an area subject to liquefaction as identified in the City’s General Plan.  

 

 Modify any unique physical feature based on a site survey/evaluation. 

 

 Result in erosion, dust, or unstable soil conditions from excavation, grading, fill, or other 

construction activities. 

 

4.4.4.2 Geology and Soils Issues Identified to Have No Impacts 

 

The Initial Study Checklist for the Proposed Project that was circulated with a Notice of 

Preparation (NOP) identified the following threshold areas where no impacts would occur as a 

result of the Proposed Project. No additional information was received during the NOP review 

period to change the conclusions of the Initial Study. 
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Modify any unique physical feature based on a site survey/evaluation.  

 

The Proposed Project would not modify any unique physical features. No unique geologic 

features were identified during a site/survey evaluation; therefore no impact would occur.  

 

4.4.4.3 Geology and Soils Issues Determined to Have a Less Than Significant Impact 

 

The Initial Study Checklist for the Proposed Project that was circulated with a Notice of 

Preparation (NOP) identified the following threshold areas where less than significant impacts 

would occur as a result of the Proposed Project. No additional information was received during 

the NOP review period to change the conclusions of the Initial Study. 

 

Be located within an Alquist-Priolo Earthquake Fault Zone. 

 

The Project Site is located outside of an Alquist-Priolo Special Studies Zone as depicted on 

Figure S-3 of the City’s General Plan. Reviews of official maps delineating State of California 

earthquake fault zones (7.5 Minute Series, State of California Special Studies Zones, San 

Bernardino North Quadrangle, Official Map) indicated the site is not located within a zone for 

mandatory study for active faulting. The nearest known active or potentially active fault is the 

San Andreas fault, located about 1.3 miles northeast of the site. No evidence of faulting was 

visible on the aerial photographs reviewed nor are any faults mapped as being located on the 

Project Site on the published geologic maps reviewed as part of the site’s geotechnical 

investigation. Therefore, potential impacts to the Proposed Project associated with earthquakes 

are determined to be less than significant. 

 

Be located within an area subject to landslides, mudslides, subsidence, or other similar 

hazards as identified in the City’s General Plan. 

 

Be located within an area subject to liquefaction as identified in the City’s General Plan.  

 

The Project Site is relatively flat and is not located in an area prone to land or mudslides. The 

Project Site is not located within an area susceptible to liquefaction and/or ground subsidence, as 

shown in Figures S-5 and S-6 of the City’s General Plan. The geotechnical report prepared for 

the Proposed Project found that no special procedures to address expansive soils are required. As 

determined in the geotechnical report, soils at the Project Site exhibit moderate to high 

compressibility characteristics, low collapse potential, low shear strength, and very low 

expansion potential. Evaluations of dry seismic settlement resulted in estimated seismic 

settlements within the Proposed Project’s Home Improvements store building pad area to 

be as much as approximately 20 inches total and 10 inches differential in 50 feet of the 

very loose to loose silty sands and poorly graded sands extending to depths of 20 to 

30 feet BGS. Seismic settlements within the Major 1 and Shops building pad areas were 

estimated to be as much as about 12 inches total and 6 inches differential in 50 feet. 

Seismic settlements with the areas of Pads 1 through 4 were estimated to be as much as 

about 19 inches total and 9 ½ inches differential in 50 feet. Potential impacts from 

landslide, mudslide, or subsidence are determined to be less than significant. 
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One-hundred and nineteen borings were drilled at the Project Site as part of the geotechnical 

investigation. The borings identified no groundwater within 50 feet below ground surface; as a 

result the potential for liquefaction to occur was determined to be low and therefore less than 

significant. 

 

4.4.4.4 Geology and Soils Issues Determined to Have Potentially Significant Impacts 

 

The Initial Study Checklist for the Proposed Project that was circulated with a Notice of 

Preparation (NOP) identified the following thresholds areas where impacts associated with the 

Proposed Project could potentially be significant thereby warranting additional analysis in the 

Draft EIR. Each issue identified in the Initial Study relates to the grading activities required at 

the Project Site and the potential for erosion and slope instability; these issues have therefore 

been grouped into one impact statement.  

 

Impact GS-1: 

 

The Proposed Project results in the development of a vacant site that would involve 

substantial earth movement (cut and/or fill) with the potential to result in substantial 

soil erosion or the loss of topsoil, or unstable soil conditions. The earth movement and 

grading activities could expose nearby people or structures to potential substantial 

adverse effects, including the risk of loss, injury, or death.  

 

On-site activities related to the movement of earth would involve grading. According to the 

A.L.T.A. survey by Tait, the site ranges in elevation from about 1,205 feet amsl in the southwest 

corner of the site to about 1,247 feet amsl in the northeast corner of the site. Based on the Home 

Improvement Store finished floor elevation of 1,218 feet amsl listed on the site plan and the 

current elevation within the building pad area (about 1,207 to 1,224 feet amsl) cuts up to about 

five feet and fills of up to about ten feet are anticipated to achieve the proposed building pad 

subgrade elevation. Based on a finished surface elevation of 1,220 feet amsl for Major 1 listed 

on the site plan provided and the current elevations within the Major 1 building pad area (about 

1,220 to 1,230 feet amsl), cuts of up to about ten feet are anticipated to achieve the proposed 

Major 1 building pad subgrade elevation.  

 

Site grading can leave soils vulnerable to wind and water erosion during construction. The lack 

of soil moisture and the minimal amount of clay material for binding could subject loose surface 

soils to high winds or substantial rainfall. Blowing soil not only depletes soils on-site, it reduces 

visibility, decreases air quality, abrades surfaces, and can affect the operation of machinery off-

site as well. Water eroded soil can make travel on roads dangerous; it can affect water levels by 

blocking culverts and increasing the chance of flooding. Eroded sediment could carry petroleum 

or other pollutants into the water system, and the sediment from eroding soils could affect light 

penetration into water bodies reducing the photosynthetic ability of water plants. 

 

Soils left bare during construction activities can erode due to high wind speeds or the presence of 

swiftly moving water. To avoid off-site erosion impacts, a storm water management plan which 

incorporates drainage design features to mitigate for storm related impacts has been prepared. 

The NPDES permit process requires developers or contractors to reduce, to the extent practical, 
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the discharge of pollutants into water bodies by using Best Management Practices (BMP’s). 

Compliance with NPDES permitting process requires storm water quality management to be 

considered during a project’s planning phase and be implemented during construction. A SWPPP 

would be prepared to identify structural and nonstructural controls using BMP’s to avoid storm 

water effluence. BMPS will include at a minimum that disturbed soils shall be watered at least 

twice daily to ensure the control of fugitive dust escaping off-site and soils left bare or inactive 

for longer than thirty days shall be planted with ground cover or covered by approved means to 

assure no loss of topsoil. After construction of the buildings, erosion potential would be minimal 

due to much of the disturbed area being covered by structures, hardscape (asphalt and 

sidewalks), and landscaping. The SWPPP would be approved by the City prior to issuance of 

permits. 

 

According to the geotechnical engineering report, the Project Site is not located in an Alquist-

Priolo Earthquake Fault Zone. The potential for fault rupture at the site is considered low, the 

nearest known active or potentially active fault is the San Andreas fault, located about 1.3 miles 

northeast of the site. Horizontal seismic ground acceleration at the site is considered high in the 

event of an earthquake. However, the construction of the proposed commercial structures would 

comply with the California Building Code (CBC) and impacts due to ground shaking would be 

reduced to less than significant level. The City of San Bernardino Building and Safety 

Department will approve all plans prior to the issuance of permits. 

 

Mitigation Measures:  

 

Mitigation Measure GS-1: 

 

Prior to issuance of grading permits, the developer shall submit grading plans that 

incorporate the general earthwork and grading specifications for rough grading as set forth 

in the geotechnical reports for the project (see Draft EIR Appendix D). These include such 

measures as clearing and grubbing to remove all vegetation and any preexisting above 

ground and underground structures; over excavating and recompacting soil; placement or 

disposal of oversized material; construction of cut or fill slopes; preliminary foundation 

recommendation; and grading requirements for seismic considerations. Final 

recommendations shall be noted on all grading plans to be carried out by grading 

contractors, and monitored by the City of San Bernardino Building and Safety staff. 

 

Mitigation Measure GS-2: 

 

Prior to issuance of building permits, including permits for utilities, the developer shall 

submit development plans that incorporate the recommendations of the geotechnical report 

prepared by Moore Twining Associates, Inc., dated March 25, 2011 (Appendix D) for 

preliminary foundation work, utility trenching, and concrete slabs. These include 

specifications for concrete slabs and footings, temporary excavation for utilities, preliminary 

pavement design, and protection of foundations from surface drainage. 
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Level of Significance After Mitigation 

 

Implementation of the above mitigation measures GS-1 and GS-2 would ensure that impacts 

associated with geological and geotechnical hazards would be less than significant pursuant 

to the significance criteria set forth by CEQA.  
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4.5 HAZARDS & HAZARDOUS MATERIALS 

 

4.5.1 Introduction 

 

This section of the EIR discusses any potential hazards that currently exist in the area 

surrounding the Project Site, or that could exist as a result of the Proposed Project. Information 

about existing conditions was derived from site visits, a Phase I Environmental Site Assessment 

(ESA) prepared for the Project Site (Appendix E), and a review of the City of San Bernardino 

General Plan.  

 

4.5.2 Environmental Setting 

 

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

within southwestern San Bernardino County. 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 20
th

 Street. 

The Project Site was previously developed with residential apartment buildings, totaling 

296 units in the 1960’s, however the buildings were demolished in 2007 and the site remains 

mostly vacant.  

 

There are two schools that occur within ¼-mile of the Project Site, both within the San 

Bernardino Unified School District. Emmerton Elementary School is located directly south of 

the Project Site (across 20
th

 Street), and provides educational services from Kindergarten through 

3
rd

 Grade. Colonel Joseph C. Rodriguez Prep Academy School, located at 1985 North Guthrie 

Street, immediately southwest of the Project Site, provides educational services to students from 

4
th

 through 8
th

 grade. 

 

4.5.3 Applicable Policies, Plans, and Regulations 

 

Federal 

 

The management of hazardous materials and hazardous wastes in the City of San Bernardino, as 

they relate to public safety and environmental protection, occurs within the context of a complex 

interaction of federal, State, and local requirements. The primary federal agencies with 

responsibility for hazardous materials management include the U.S. Environmental Protection 

Agency (EPA), U.S. Department of Labor Occupational Safety and Health Administration 

(OSHA), and the U.S. Department of Transportation (DOT). Federal laws governing the 

transport, storage, and use of hazardous materials at the proposed CUP include the following: 

 

 Resources Conservation and Recovery Act (RCRA) - hazardous waste management; 

 Hazardous and Solid Waste Amendments Act (HSWA) - hazardous waste management; 

 Comprehensive Environmental Response, Compensation, and Liability Act (CERCLA) -

cleanup of contamination; 

 Superfund Amendments and Reauthorization Act (SARA) - cleanup of contamination; 
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 Emergency Planning and Community Right-to-Know (SARA Title III) – business 

inventories and emergency response planning; 

 Toxic Substances Control Act (TSCA) – tracks and screens industrial chemicals; and 

 Federal Insecticide, Fungicide, and Rodenticide Act (FIFRA) – controls pesticide 

distribution, sale, and use. 

 

Specific requirements for implementation of these statutes are codified in Title 40 of the Code of 

Federal Regulations (CFR). Additional regulations that apply to workplace safety and 

transportation of hazardous materials are contained in CFR Titles 29 and 49, respectively 

 

State 

 

The California Environmental Protection Agency (Cal/EPA) has established regulations 

governing the use of hazardous materials in the State. Within Cal/EPA, the Department of Toxic 

Substance Control (DTSC) has primary hazardous materials regulatory responsibility, but can 

delegate enforcement responsibilities to local jurisdictions that enter into agreements with DTSC, 

for the generation, transport, and disposal of hazardous materials under the authority of the 

Hazardous Waste Control Law (HWCL). State regulations applicable to hazardous materials are 

contained primarily in Title 22 of the California Code of Regulations (CCR). Title 26 of the CCR 

is a compilation of those chapters or titles of the CCR that are applicable to hazardous materials 

management.  

 

Also within the “umbrella” of Cal/EPA, the California Integrated Waste Management Board 

(IWMB) is responsible for protecting the public's health and safety and the environment through 

management of the solid waste generated in California. Solid waste regulations are generally 

enforced through local enforcement agencies (usually county agencies). The IWMB works in 

partnership with local government, industry, and the public to reduce waste disposal and ensure 

environmentally safe landfills. Solid waste management provisions are outlined in the Public 

Resources Code, Division 30.  

 

The California Highway Patrol (CHP) and the California Department of Transportation 

(Caltrans) are the enforcement agencies for hazardous materials transportation regulations. The 

California Department of Industrial Relations, Division of Occupational Safety and Health 

Administration (Cal/OSHA) assumes primary responsibility for developing and enforcing work 

place safety regulations within the State. Cal/OSHA standards are more stringent than federal 

OSHA regulations, and are presented in Title 8 of the CCR.  

 

The California Office of Emergency Services (Cal/OES) is the state office responsible for 

establishing emergency response and spill notification plans related to hazardous materials 

accidents. In addition, Cal/OES regulates businesses by requiring specific businesses to prepare 

an inventory of hazardous materials, and to prepare risk management plans through the 

California Accidental Release Prevention Program (Title 19 of the CCR). 

 

The State Water Resources Control Board (SWRCB) and the Regional Water Quality Control 

Boards (RWQCB) regulate surface and groundwater quality according to the provisions of State 
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and federal legislation including the Porter-Cologne Water Quality Act, the Toxic Pits Cleanup 

Act, Underground Tank Law, and Clean Water Act. The Proposed Project petroleum-related 

activities and underground storage tanks are located within the jurisdiction of the Santa Ana 

RWQCB (Region 8).  
 

California Accidental Release Prevention (CalARP) Program: The purpose of the CalARP 

program (CCR Title 19, Division 2, Chapter 4.5) is to prevent the accidental release of regulated 

substances. CalARP covers certain businesses that store or handle more than a certain volume of 

specific regulated substances at their facilities. The list of regulated substances is found in 

Section 2770.5 of the CalARP regulations. The businesses that use a regulated substance above 

the noted threshold quantity must implement an accidental release prevention program, and some 

may be required to complete a Risk Management Plan (RMP). RMPs are a detailed engineering 

analysis of the potential accident factors present at a business and the mitigation measures that 

can be implemented to reduce this accident potential. The purpose of an RMP is to decrease the 

risk of an off-site release of a regulated substance that might harm the surrounding environment 

and community. An RMP includes the following components: safety information, hazard review, 

operating procedures, training, maintenance, compliance audits, and incident investigation. The 

RMP must consider the proximity to sensitive populations located in schools, residential areas, 

general acute care hospitals, long-term health care facilities, and child day-care facilities, and 

must also consider external events such as seismic activity. CalARP regulations became effective 

on January 1, 1997, and include the provisions of the federal Accidental Release Prevention 

program (Title 40, CFR Part 68) with certain additions specific to the State pursuant to Article 2, 

Chapter 6.95, of the Health and Safety Code. Although Cal/OES is responsible for implementing 

the provisions of the CalARP program, in most cases, local governments would have the lead 

role for working directly with business in this program. Local government implementing 

agencies will be represented by the CUPA. 

 

Local 

 

Certified Unified Program Agency (CUPA): In 1994, SB 1082 was enacted in a State-wide effort 

to consolidate the six hazardous materials related programs. These programs are as follows: 

Business Emergency Plan/Hazardous Materials Handler, Hazardous Waste Generators, 

Underground Storage Tanks, California Accidental Release Prevention Plans, Aboveground 

Storage Tanks, and Uniform Fire Code Hazardous Materials Management Plans. The result of 

this effort evolved into what is now called the CUPA program. The intent was to streamline and 

provide coordination, consistency and consolidation of the six programs so that a businesses 

would have one permit, one fee, and one inspection. The County of San Bernardino Fire 

Department, Hazardous Materials Management Division (HMMD) is the CUPA for the City of 

San Bernardino responsible for regulating hazardous materials business plans and chemical 

inventory, hazardous waste and tiered permitting, underground storage tanks, and risk 

management plans.  

 

City of San Bernardino General Plan 

 

The City of San Bernardino General Plan identifies that the regulatory responsibility of 

hazardous waste in the City of San Bernardino belongs primarily to the San Bernardino County 
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Department of Environmental Health. Hazardous waste falls into four general categories of 

materials that have some distinct characteristics in the types of danger they present. These 

include materials that are: 

 

 toxic 

 explosive 

 reactive 

 corrosive 

 

The City’s goals and policies for hazardous materials and uses are designed to ensure the 

protection of the public health, safety, and welfare, and environmental resources in the City. 

Planning practices emphasize waste reduction, recycling, proper management of hazardous 

materials, siting of facilities, and effective emergency response. 

 

Goal 10.1 Protect the environment, public health, safety, and welfare from hazardous wastes. 

 

Policies: 

 

10.1.1 Employ effective emergency preparedness and emergency response strategies to minimize 

the impacts from hazardous materials emergencies, such as spills or contamination. 

 

10.1.2 Ensure the protection of surface and groundwater quality, land resources, air quality, and 

environmentally sensitive areas through safe transportation of waste through the City and 

comprehensive planning of hazardous materials, wastes, and sites. 

 

10.1.3 Execute long-range planning programs to protect resources and the public from the 

potential impacts that could be created by the use, storage, transport, and disposal of hazardous 

waste and materials. 

 

4.5.4 Project Impact Analysis and Mitigation Measures 
 

4.5.4.1 Thresholds of Significance 

 

The Initial Study Checklist for the Proposed Project was utilized to identify the primary 

thresholds of significance relating to CEQA issues. As such, the Proposed Project would have a 

significant effect on Public Health and Safety if it would: 

 

 Create a significant hazard to the public or the environment through the routine transport, 

use, or disposal of hazardous materials. 

 Create a significant hazard to the public or the environment through reasonably 

foreseeable upset and accident conditions involving the release of hazardous materials 

into the environment. 

 Emit hazardous emissions or handle hazardous or acutely hazardous materials, 

substances, or waste within one-quarter mile of an existing or proposed school. 
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 Be located on a site which is included on a list of hazardous materials sites compiled 

pursuant to Government Code Section 65962.5 and, as a result, would it create a 

significant hazard to the public or the environment. 

 For a project located within an airport land use plan or, where such a plan has not been 

adopted, within two miles of a public airport or public use airport, would the project 

result in a safety hazard for people residing or working in the project area. 

 Impair implementation of or physically interfere with an adopted emergency response 

plan or emergency evacuation plan. 

 Expose people or structures to a significant risk of loss, injury or death involving 

wildland fires, including where wildlands are adjacent to urbanized areas or where 

residences are intermixed with wildlands. 

 

4.5.4.2  Issues Identified to Have No Impact 

 

The Initial Study Checklist for the Proposed Project that was circulated with a Notice of 

Preparation (NOP) identified the following threshold areas where no impacts would occur as a 

result of the Proposed Project. No additional information was received during the NOP review 

period to change the conclusions of the Initial Study. 

 

Impair implementation of or physically interfere with an adopted emergency response plan 

or emergency evacuation plan. 

 

The Proposed Project may alter or impair traffic circulation surrounding the Project Site. The 

California Emergency Services Act requires cities to manage and coordinate emergency and 

recovery activities within its jurisdictional boundaries. The City of San Bernardino's Emergency 

Operations Plan includes policies and procedures that are to be administered, in coordination 

with the County of San Bernardino, in the event of a disaster. The Proposed Project would not 

impair implementation of, or physically interfere with the City’s emergency response and/or 

evacuation plan; therefore, no impact would occur 

 

Expose people or structures to a significant risk of loss, injury, or death involving wildland 

fires; including where wildlands are adjacent to urbanized areas or where residences are 

intermixed with wildlands. 

 

The Project Site does not occur in a wildland fire hazard area as shown on Figure S-9 in the 

City’s General Plan. The Site and surrounding area are urbanized and not near forested or 

grassland areas; therefore, no impacts related to wildland fires would occur. 

 

For a project located within an airport land use plan or, where such a plan has not been 

adopted within two miles of a public airport or public use airport, would the project result 

in a safety hazard for people residing or working in the project area. 

 

The Project Site is not located within an airport land use plan or within two miles of a public 

airport or public use airport. The nearest airport to the Project Site is the San Bernardino 
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International Airport located at 294 South Leland Norton Way, in San Bernardino, 

approximately 2.02 miles to the south. The Proposed Project would not result in an airport safety 

hazard for people residing or working in the project area. No impacts would result. 

 

4.5.4.3  Issues Determined to Have a Less Than Significant Impact 
 

Be located on a site which is included on a list of hazardous material sites compiled 

pursuant to Government Code §65962.5 and, as a result, would it create a significant 

hazard to the public or environment. 

 

A Phase I Environmental Site Assessment was performed on the subject property by Stechmann 

Geoscience, Inc., in March of 2011 According to the Phase I Environmental Site Assessment; the 

Project Site was not listed in any of the databases for hazardous sites searched. Therefore, less 

than significant impacts are anticipated.  

 

4.5.4.4  Issues Determined to Have Potentially Significant Impacts 
 

The Initial Study Checklist for the Proposed Project that was circulated with a Notice of 

Preparation (NOP) identified the following thresholds areas where impacts associated with the 

Proposed Project could potentially be significant thereby warranting additional analysis in the 

Draft EIR. For each issue, the potential impact is provided in a numbered impact statement, 

followed by analysis, and mitigation measures if the impact is determined to remain significant 

after the analysis. 

 

Impact HM-1: 

 

The Proposed Project could create a significant hazard to the public or the environment 

through the routine transport, use, or disposal of hazardous material. 

 

Impact: Potentially Significant  

 

The majority of the retail/commercial uses proposed on-site have a negligible potential to create 

a significant hazard to the public or the environment due to the use of hazardous materials. 

However, minor commercial uses on-site may include a self-serve gas station which would result 

in the transportation and distribution of potentially hazardous petroleum fuel and related 

products. Association with this use is the transport, storage, use, and handling of all hazardous or 

potentially hazardous materials. Storage and use of petroleum products on-site are regulated by 

various governmental agencies within the State of California which require appropriate permits 

and monitoring and reporting to a number of agencies including: 

  

City of San Bernardino 

 

 City of San Bernardino – Fire Prevention Information/Inspection – all businesses are 

inspected annually to ensure conformance with the Uniform Fire Code. 

 City of San Bernardino – Wastewater Discharge Permit – may be required if a 

commercial/industrial facility discharges waste into the sewer;  
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 City of San Bernardino – permit for underground storage tank; 

 

 County of San Bernardino 

 

 San Bernardino County Fire Department – approval of a Business 

Emergency/Contingency Plan; 

 San Bernardino County Department of Environmental Health Services – Environmental 

Protection Agency hazardous waste generator/handler permit; and 

 South Coast Air Quality Management District (SCAQMD) – permits to construct/operate 

an auto fueling station, including underground storage tanks. 

 

State of California 

 

 State of California – an Air Tank Permit is required for businesses using any or all of the 

following: 1) pressurized tanks with a volume greater than 1.5 cubic feet and containing 

greater than 150 PSI (pounds per square inch) of air; 2) Steam boilers over 15 PSI; and/or 

3) retail stationary propane tanks. 

 State of California – an EPA Identification Number is required for all businesses that 

generate, surrender to be transported, transport, treat, or dispose of hazardous waste. 

 State of California – Registration with the Board of Equalization (BOE) is required for all 

hazardous materials stored within an underground storage tank. Appropriate fees are 

collected at the time of registration. 

 State of California Water Resources Control Board, Underground Storage Tank Program 

(UST) – State of California Water Resources Control Board regulates and permits all 

underground storage tanks to protect public health and safety and the environment from 

releases of petroleum and other hazardous substances from tanks. There are four program 

elements including Leak Prevention, Cleanup, Enforcement, and Tank Tester Licensing.  

 Waste Discharge Requirements (WDR’s): Any facility or activity that discharges, or 

proposes to discharge waste that may affect groundwater quality or from which waste 

may be discharged in a diffused manner (e.g., erosion from soil disturbance) must first 

obtain waste discharge requirements from the Regional Water Quality Control Board. 

 

Plans and fees for the above applicable permits must be submitted, approved and issued by the 

respective agencies prior to the City issuing a Certificate of Occupancy. In addition, all new 

automobile fueling stations, and related equipment must be constructed to the following 

standards: 

 

 All tanks, piping and vent/vapor piping must be double-walled and contain leak detection 

capability; 

 All piping and venting must be sloped back to the storage tank sumps to prevent 

discharge; 
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 Each pump island must have a containment pan underneath them to prevent spilled fuel 

from escaping; 

 All secondary containment systems are required to be tested; 

 Best Available Containment Technology is a minimum requirement of the State Water 

Resources Control Board (as fueling stations age, they must be periodically updated to 

meet current requirements); and  

 All equipment associated with underground storage tanks must be tested and approved by 

a third party laboratory and meet all state and local requirements.  

 

Mitigation Measures  

 

To ensure the provision of the highest level of protection to the health and safety of City of San 

Bernardino residents and the environment, the following mitigation measures shall be 

implemented for businesses as applicable. 

 

Mitigation Measure HM-1: 

 

Prior to issuance of occupancy permits for businesses that would use, store, or transport 

hazardous materials, the Project Applicant shall submit detailed building plans showing 

where storage areas would be located and where use would occur, to City and County 

agencies responsible for oversight and permitting such businesses. In conjunction with 

building plans the applicant shall propose a Business Plan Emergency Response Plan to be 

approved prior to occupancy. 

 

Mitigation Measure HM-2: 

 

All proposed tenant improvements or change of business/occupancy applications shall 

require the submittal of detailed site plans indicating the location of hazardous material 

storage areas. The Project Applicant shall concurrently submit a Business Plan Emergency 

Response Plan to be approved prior to occupancy. 

 

Level of Significance After Mitigation 

 

Implementation of Mitigation Measures HM-1 and HM-2 would reduce potentially 

significant impacts to a less than significant level. 

 

Impact HM-2: 

 

The transportation of gasoline to the Project Site could create a potentially significant 

hazard to the public or the environment through an upset and/or accident conditions 

involving the release of hazardous materials into the environment. 

 

Impact: Potentially Significant Impact 
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The transportation and delivery of gasoline and diesel fuel is highly regulated by the United 

States Department of Transportation, California Department of Transportation, SCAQMD, and 

compliance with California Fire Code, Title 24, Part 9, Chapter 22 (locally codified through the 

Uniform Fire Code) which specifies the rules and regulations for motor fuel dispensing facilities 

and regulates the operational requirements necessary for both bulk fuel delivery to the gas station 

and fuel delivery to the individual vehicles. Adherence to the required federal, State, and local 

regulations would ensure that significant hazard to the public or the environment through 

reasonably foreseeable upset and accident conditions involving the release of hazardous 

materials would be reduced to a less than significant level 

 

Mitigation: No Mitigation Required 

 

Impact HM-3: 

 

Emit hazardous emissions or handle hazardous or acutely hazardous materials, 

substances, or waste within 0.25 miles of an existing or proposed school. 

 

There are two schools that occur within ¼-mile of the Project Site, both within the San 

Bernardino Unified School District. Emmerton Elementary School is located directly south of 

the Project Site (across 20
th

 Street), provides educational services from Kindergarten through 3
rd

 

Grade. Colonel Joseph C. Rodriguez Prep Academy School, located at 1985 North Guthrie 

Street, immediately southwest of the Project Site, provides educational services to students from 

4
th

 through 8
th

 grade. 

 

The proposed retail center may include the construction and operation of an automobile fueling 

station. The proposed sale of gasoline could expose employees, patrons and the schools to vapors 

containing benzene, a known carcinogen. Control of vapors associated with fueling stations is 

accomplished by state of the art pumps and nozzles. The station operator would be required to 

comply with all SCAQMD rules and regulations for operation of an automotive fueling station. 

These SCAQMD rules and regulations for example, require the use of Phase I vapor recovery 

systems for the distribution of fuel from a tanker truck to stationary storage tanks and Phase II 

vapor recovery systems for the collection of vapors from the stationary storage tanks to the 

automobile fuel tanks. These Phase I and Phase II recovery system prevents hydrocarbons and 

benzene from escaping into the atmosphere by creating a seal between the dispensing hose and 

the storage tank and capturing/recirculating into the storage tank any vapors generated as a result 

of the fueling or dispensing process. These systems would be in place and tested prior to 

Certificate of Occupancy and commencement of operation of the fuel dispensing systems.  

 

Compliance with applicable State and SCAQMD rules and regulations would reduce the 

potential release of, or exposure to hazardous emissions to a less than significant level.  

 

Mitigation: No Mitigation Required 
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4.6 HYDROLOGY AND WATER QUALITY 

 

4.6.1 Introduction 

 

This section of the EIR describes the existing Project Site conditions related to hydrology and 

water quality. The Proposed Project’s potential impacts in these areas are discussed and 

mitigation measures are provided for impacts determined to be potentially significant. 

Information contained within this section is based in part on the Preliminary Hydrology Report 

prepared by Tait & Associates, Inc. revised October 18, 2011, Preliminary Water Quality 

Management Plan (WQMP) for Home Depot Southwest Corner of Highland Avenue and Arden 

Avenue City of San Bernardino prepared by Tait & Associates, Inc. revised October 18, 2011, 

and information contained in the City of San Bernardino 2005 General Plan Update and Specific 

Plans EIR. The technical reports are included as Appendix F of this DEIR.  

 

4.6.2 Environmental Setting 
 

Regional Hydrology 

 

The Project Site lies within the Upper Santa Ana River Watershed; the entire Santa Ana River 

Watershed covers approximately 2,650 square miles including portions of San Bernardino, 

Riverside, and Orange Counties. The Santa Ana River is the largest stream system in southern 

California and is also the region’s main surface water body. The watershed’s headwaters are 

located in the San Gabriel and San Bernardino Mountains to the north and the San Gorgonio and 

San Jacinto Mountains to the east. The Santa Ana River flows southwesterly from its origin at 

the confluence with Bear Creek in the San Bernardino Mountains to the Pacific Ocean near 

Newport Beach. 

 

Several tributaries to the Santa Ana River flow through the City of San Bernardino. Tributaries 

include among others City Creek, Warm Creek, San Timoteo Creek, and Lytle Creek. These 

creeks carry storm flows, precipitation, snowmelt runoff, and urban runoff to the River. 

Downstream of the City, contributions to the river flow include highly treated wastewater from 

several municipal treatment plants. The San Jacinto Fault, located at the southern end of the City 

also contributes to surface water by forcing groundwater to the surface; the fault is also known as 

the Bunker Hill Dike. 

 

Groundwater is water below the ground surface that is stored in water bearing formations called 

aquifers. Groundwater basins are areas with highly permeable soils that allow for the 

replenishment (or recharge) of aquifers. The City of San Bernardino overlies the Bunker Hill 

Subbasin (“Bunker Hill Basin”) of the Upper Santa Ana Valley Groundwater Basin. The Bunker 

Hill Basin receives most of its natural recharge (estimated at over 60%) from the Santa Ana 

River, Mill Creek to the east, and Lytle Creek. The total estimated groundwater storage capacity 

of the basin is nearly 6 million acre-feet (an acre-foot of water is approximately 

325,850 gallons). 
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Local Hydrology & Drainage 

 

The Project Site drains toward City Creek which is tributary to the Santa Ana River Reach 5 and 

downstream reaches 4 and 3 (see Figure 4.6-1). Storm drains and flood control facilities within 

the City of San Bernardino include natural and man-made channels, storm drains, street 

waterways, natural drainage courses, debris basins, dams and levees. Storm drain facilities are 

primarily administered by the City and the County Flood Control District. The design and 

construction of storm drain and flood control facilities are the managed by the City Public Works 

Department. 

 

The City has established design criteria for both major and local drains within the City. Major 

drains are systems using 36-inch or larger pipes (or equivalent channels) and are identified on the 

comprehensive storm drain plans. Local drains are systems using less than 36-inch diameter 

conduits. Some streets in the City are specifically designed to accommodate storm flow. Flows 

carried within the street right-of-way may cause localized flooding during storms, possibly 

making some roads impassable during the storm event (General Plan Update and Associated 

Specific Plans EIR, July 2005, p. 5.7-5). 

 

The pre-development condition of the Project Site consists of multi-family residential units 

(73 individual lots and six streets). There are no existing storm drain improvements on the 

property and all storm water drainage is conveyed via overland flow to the 20
th

 Street right-of-

way located to the south. The existing drainage for Highland Avenue consists of half street flows 

from Guthrie Street to Arden Avenue that discharge to a ditch along Highland Avenue east of 

Guthrie Street. The ditch conveys storm water runoff to a 24-inch corrugated metal pipe (CMP) 

that crosses Guthrie to an underground City storm drain (Preliminary Hydrology Report, 

October 2011, page 1). 

 

Flooding 

 

The City of San Bernardino is subject to unpredictable seasonal rainfall although most years, 

winter rains are minimal and the average rainfall for the City is 16 inches. Every few years 

when rainfall is intense and storm events are sustained, flooding does occur. As part of the 

National Flood Insurance Program, Flood Insurance Rate Mas are prepared to officially 

delineate flood insurance zones and base flood elevation lines. The Federal Emergency 

Management Agency periodically updates and refines these maps. The 100-year floodplain is 

confined to storm channels, debris basins, and between levees with a few minor exceptions. A 

few isolated areas within the City, including the Baseline Street and Sterling Avenue area, 

Mountain View Avenue and Electric Avenue area, and south of Redlands Boulevard east of 

Hunts Lane are identified as low areas within the 100-year floodplain. (General Plan Update 

and Associated Specific Plans EIR, July 2005, pp. 5.7-5 and 5.7-6). 

 

The Sana Ana River Mainstem Project was designed to provide flood protection to the growing 

urban communities in Orange, Riverside, and San Bernardino Counties. The proposed 

improvements to the river system cover 75 miles beginning at the headwaters of the Santa Ana 

River. The project increases the levels of flood protection to more than 3.35 million people in 

these three counties.  Facilities in the flood protection project that are upstream of the City of San  



RECEIVING WATERS

FIGURE 4.6-1

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

Surface Water Sheet Flow

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

Project Site

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

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

Feet
Aerial: N.A.I.P. 2009.

0 850

H I G H L A N D     A V E N U E

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

210
N 

Gu
th

rie
 S

tre
et

E 20th Street

E Sunrise Lane

E 19th Street

E Case Ave.

E 18th Street

E 17th Street

N 
Ar

gy
le

 A
ve

.

E 17th Street

F O O T H I L L     F R E E W A Y

Offramp
Onramp

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

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

SA
N

 N
ER

N
A

R
D

IN
O

H
IG

H
LA

N
D

N 
Gu

th
rie

 S
tre

et Sheet Flow
Along Gutter

Drain Inlet

Highland Marketplace EIR
City of San Bernardino, California

Mary
Text Box
4.6-3



4.6 Hydrology and Water Quality Environmental Impact Evaluation  

12/20/2011 Highland Marketplace Draft EIR 4.6-4 

Bernardino include the Seven Oaks Dam and the Mill Creek Levee (General Plan Update and 

Associated Specific Plans EIR, July 2005, p. 5.7-9). 

 

Water Quality 

 

Surface water quality in urban areas is affected by various point-source and nonpoint-source 

pollutants. Point-source pollutants are those emitted at a specific point (e.g. a pipe) while 

nonpoint-source pollutants are those typically generated by surface runoff from a diffuse area 

and sheet flows into surface waters. Urban runoff will flow over source areas such as streets, 

paved areas, or landscaped areas, but because it is ultimately conveyed in storm drainage 

systems that discharge to surface waters at discrete locations, it is regulated as a point source 

under the National Pollutant Discharge Elimination System (NPDES) Program. In developed 

areas, the highest pollutant concentrations in stormwater runoff are usually generated at the 

beginning of the wet season and during the “first flush” following a storm event. 

Approximately 80% of total accumulated pollutants are removed with the first ½-inch of 

rainfall when the impervious surface is about 70 – 90% of the total surface area (City of San 

Bernardino, Palm/Industrial Distribution Center Project EIR, p 4.7-5). 

 

Water quality degradation due to high concentrations of nitrogen and total dissolved solids 

(TDS) is considered among the most significant regional water quality problems in the Santa 

Ana River Watershed. Historically, the Santa Ana River and its major tributaries likely 

flowed during most of the year and recharged the groundwater basins. However, the 

diversion of surface waters for irrigation use greatly diminished the quantity of groundwater 

recharge. Crops were fertilized with nitrogen-containing fertilizers which led to the elevated 

concentrations of nitrogen and TDS. Today, water from the Santa Ana River is used multiple 

times as it flows downstream toward the Pacific Ocean. Each cycle of use adds an increment 

of salt (or TDS) to the water quality (City of San Bernardino, Palm/Industrial Distribution 

Center Project EIR, pp. 4.7-5 – 4.7-6).  

 

To characterize water quality conditions and establish objectives for water quality protection, 

the main stem of the Santa Ana River is divided into six reaches. Stormwater runoff from the 

City of San Bernardino primarily flows into Reach 5 which extends from the Seven Oaks 

dam to the San Jacinto Fault which marks the lower end of the Bunker Hill Groundwater 

Basin. A beneficial use is one of various ways that water can be used for the benefit of people 

and/or wildlife. Beneficial uses of water established by the Santa Ana Regional Water 

Quality Control Board in its Water Quality Control Plan (Basin Plan) for Reach 5 of the 

Santa Ana River are designated are shown below. Water quality objectives are established in 

the Basin Plan to protect the above beneficial uses. 

 

 MUN  Municipal and Domestic Supply 

 AGR  Agricultural Supply 

 GWR  Groundwater Recharge 

 POW  Hydropower Generation 

 REC1  Water Contact Recreation 

 REC2  Non-contact Water Recreation 

 WARM Warm Freshwater Habitat 
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 WILD  Wildlife Habitat 

 RARE  Rare, Threatened and Endangered Species. 

 
(Source: 1995 Water Quality Control Plan for the Santa Ana River Basin (Region 8), Updated 

February 2008) 

 

Recharge to the Bunker Hill Groundwater Basin has historically been from infiltration of 

runoff from the surrounding mountain ranges, surface water, precipitation and storm flows, 

and the importation and percolation of State Water Project water. Groundwater in the Basin 

is predominately of a calcium-bicarbonate type, which is the type of mineral/material that 

predominates in the groundwater and is used to classify the groundwater basin water. TDS 

levels range from 150 mg/liter to 550 mg/liter; the average sampled from over 200 public 

water supply systems in the basin if 324 mg/liter (City of San Bernardino, Palm/Industrial 

Distribution Center Project EIR, pp. 4.7-8 – 4.7-9). 

 

The Bunker Hill Basin contains several contamination plumes consisting of high levels of 

tretrachlorethylene (TCE) and percholorethylene (PCE). Treatment systems are in place to 

alleviate and eventually clean-up the identified areas of contamination so that groundwater 

quality will meet established standards for use as drinking water. Consumer Confidence 

Reports are required to be prepared and distributed by all municipal water supply systems 

serving over 3,000 customers. Drinking water provided by the City of San Bernardino and 

the East Valley Water District continues to meet or exceed all federal and State-established 

maximum contaminant levels for domestic drinking water (Consumer Confidence Report, 

East Valley Water District, 2011; Consumer Confidence Report, City of San Bernardino 

Water Department, 2011). 

 

4.6.3 Applicable Policies, Plans and Regulations 
 

Groundwater and surface water are impacted by the quantity and quality of storm water flows 

received from surrounding land uses. Urban runoff and storm water runoff are terms that are 

often used interchangeably (California Storm Water BMP Handbook – Industrial and 

Commercial, 2003), and in this context include all flows discharged from urban land uses 

(i.e., land not in its natural, undisturbed state) into storm water conveyance systems and 

receiving waters: including both dry weather non-storm water sources as well as wet weather 

storm water runoff. 

 

Storm water runoff naturally contains numerous constituents. Without engineering controls and 

Best Management Practices (BMPs), human activities in the natural environment can increase 

constituent concentrations to levels that impact water quality. Pollutants typically associated with 

stormwater from urban development include sediment, nutrients, bacteria and viruses, oil and 

grease, metals, organics, pesticides, gross pollutant (floatables), vectors, and miscellaneous waste 

(California Storm Water BMP Handbook- Industrial and Commercial 2003, Table 3.5-1). 

 

Federal Clean Water Act 

 

The Clean Water Act (CWA), as amended by the Water Quality Act of 1987, is the major 

legislation governing water quality. The objective of the CWA is to “restore and maintain the 
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chemical, physical, and biological integrity of the Nation’s waters.” Important applicable 

sections of the CWA are as follows: 

 

 Section 301 prohibits the discharged of any pollutant by any person, except as in 

compliance with Sections 302, 306, 307, 318, 402, and 404 of the CWA. Sections 303 

and 304 provide for water quality standards, criteria, and guidelines. 

 Section 401 requires an applicant for any federal permit that proposes an activity which 

may result in a discharge to “waters of the United States” to obtain certification from the 

State that the discharge will comply with other provisions of the Act. Certification is 

provided by the Regional Water Quality Control Boards (RWQCBs). 

 Section 402 establishes the National Pollutant Discharge Elimination System (NPDES), a 

permitting system for the discharge of any pollutant (except for dredge or fill material) 

into waters of the United States. This permit program is administered by the RWQCBs. 

 Section 404 established a permit program for the discharge of dredge or fill material into 

waters of the United States. This program is administered by the U.S. Army Corps of 

Engineers (ACOE). 

 

National Flood Insurance Program 

 

The Federal Emergency Management Agency (FEMA) administers the National Flood Insurance 

Program (NFIP) to provide subsidized flood insurance to communities complying with FEMA 

regulations that limit development in floodplains. FEMA issues flood insurance rate maps for 

communities participating in the NFIP. These maps delineate flood hazard zones in the 

community. Executive Order 11988 (Floodplain Management) addresses floodplain issues 

related to public safety, conservation, and economics. It requires: 

 

 Avoidance of incompatible floodplain development; 

 Consistency with the standards and criteria of the NFIP; and 

 Restoration and preservation of the natural and beneficial floodplain values. 

 

California Porter-Cologne Water Quality Control Act  

 

The State of California’s Porter-Cologne Water Quality Control Act (California Water Code 

Section 13000, et seq.) provides the basis for water quality regulation within California. The Act 

requires a “Report of Waste Discharge” for any discharge of waste (liquid, solid or otherwise) to 

land or surface waters that my impair a beneficial use of surface or groundwater of the State. 

Waste discharge requirements (WDRs) resulting from the Report of Waste Discharge are issued 

by the RWQCBs. In practice, these requirements are typically integrated with the NPDES 

permitting process. 

 

The State Water Resources Control Board (SWRCB) carries out its water quality protection 

authority through the adoption of specific Water Quality Control Plans (Basin Plans). These 

plans establish water quality standards for particular bodies of water. California water quality 

standards are composed of three parts: the designation of beneficial uses of water; water quality 
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objectives to protect beneficial uses; and implementation programs designed to achieve and 

maintain compliance with the water quality objectives. 

 

The Santa Ana RWQCB is responsible for the Basin Plan that covers the area which includes the 

City of San Bernardino. The RWQCB implements management plans to modify and adopt 

standards under the provisions set forth in Section 303(c) of the Federal CWA and California 

Water Code (Division 7, Section 13240). Under Section 303(d) of the 1972 CWA, the State is 

required to develop a list of waters with segments that do not meet water quality standards. 

 

Municipal Stormwater NPDES Permit 

 

WDRs for the discharge of urban runoff from areas of San Bernardino County and the 

incorporated cities of San Bernardino County that are within the Santa Ana Region are 

established by NPDES No. CAS 618036 (Regional Board Order No. R8-2010-0036) issued 

February 3, 2010. Basic requirements of the Municipal NPDES Permit for new development and 

significant redevelopment within the jurisdiction of these entities include: 

 

 Each Permittee shall continue to ensure (prior to issuance of any local permits or other 

approvals) that project sites that disturb one acre or greater, and sites less than one acre if 

part of a common plan of development have obtained coverage under the Construction 

General Permit and have been issued a valid Waste Discharge Identification (WDID) 

number. 

 Each Permittee shall ensure that the erosion and sediment control plans it approves 

include appropriate erosion and sediment control BMPs such that an effective 

combination of BMPs consistent with site risk is implemented through all phases of 

construction. 

 Each Permittee shall ensure consistent with the maximum extent practicable standard, 

that runoff from development projects it approves does not cause nuisance to adjoining or 

downstream properties and stream channels. 

 Each Permittee shall ensure to the MEP that urban runoff conveyance systems created 

resulting from development projects it approves are appropriately maintained consistent 

with Section XIII of Order No. R8-2010-0036 or are adequately maintained by a legally 

responsible party. 

 Each Permitee shall ensure that appropriate control measures to reduce erosion and 

maintain stream geomorphology (e.g. hydrograph modification effects) are included in 

the design for replacement of existing culverts or construction of new culverts and/or 

bridge crossings. 

 Each Permittee shall minimize the short and long-term adverse impacts on receiving 

water quality from public and private new development and significant re-development 

projects, as required in Section XI.D (Water Quality Management Plan), by continuing to 

review, approve, and verify implementation of project-specific WQMPs, emphasizing 

implementation of Low Impact Development (LID) principles where feasible, and 

addressing hydrologic conditions of concern, and long-term operation and maintenance 

mechanisms prior to project closure or issuance of certificates of occupancy. 
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 Each Permittee shall comply with the Municipal Inspection Programs guidelines in the 

Order and conduct regular inspections of industrial and commercial facilities and 

construction sites to evaluate compliance with applicable municipal ordinances, local 

permits, Storm Water Management Plan, and Water Quality Management Plans. 

 

San Bernardino County Stormwater Program Model Water Quality Management Plan (SBC 

WQMP) 

 

The County of San Bernardino completed the San Bernardino County Stormwater Program 

Model Water Quality Management Plan (June 9, 2005) in compliance with the Municipal 

NPDES Permit, with components that are designed to achieve compliance with receiving water 

limitations. It is expected that compliance with receiving water limitations will be achieved 

through an iterative process and the application of increasingly more effective BMPs. 

 

Each Agency, which is defined as a co-permittee, such as the City of San Bernardino, is 

individually responsible for compliance with the Permit. Each Agency with land use planning 

and development authority is responsible for implementing a program in their jurisdiction that 

requires the development and implementation of a WQMP for all covered projects, reviewing 

and approving WQMPs submitted by project sponsors, and verifying that WQMPs are 

implemented in conjunction with covered projects. Local agencies are also required to 

periodically update the WQMP guidance to reflect changes in the 303(d) impaired water body 

list. 

 

Implementation of the SBC WQMP will occur through the review and approval by the City of 

San Bernardino of a project-specific WQMP prepared by the project applicant. The primary 

objective of the SBC WQMP is to ensure that the land use approval and permitting process of the 

co-permittees will minimize the impact of urban runoff. 

 

Under the SBC WQMP, the City of San Bernardino must use the following conditions of 

approval prior to the issuance of building or grading permits: 

 

 The project developer shall submit a project WQMP that includes water quality BMPs, 

long-term maintenance requirements, and funding mechanisms for the long-term operation 

and maintenance of BMPs.  

 The property owner shall record a “Covenant and Agreement” with the County-Clerk 

Recorder or other instrument acceptable to the co-permittee, to inform future property 

owners of the requirement of implement the approved project WQMP. 

 If the project will cause land disturbance of one acre or more, it must comply with the 

statewide General Permit for Storm Water Discharges Associated with Construction 

Activity. 
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City of San Bernardino General Plan 

 

Citywide Goals and Policies 
 

Goal 2.2 Promote development that integrates with and minimizes impacts on 

surrounding land uses. 

Policies: 

 

2.2.1  Ensure compatibility between land uses and quality design through adherence to 

the standards and regulations in the Development Code and policies and 

guidelines in the Community Design Element. (LU-1) 

 

2.2.2 Require new uses to provide mitigation or buffers between existing uses where 

potential adverse impacts could occur, including, as appropriate, decorative walls, 

landscape setbacks, restricted vehicular access, enclosure of parking structures to 

prevent sound transmission, and control of lighting and ambient illumination. 

(LU-1) 

 

Goal 2.4 Enhance the quality of life and economic vitality in San Bernardino by 

strategic infill of new development and revitalization of existing development. 

 

Policies: 

 

2.4.1 Quality infill development shall be accorded a high priority in the commitment of 

City resources and available funding. 

 

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) 

 

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-planned devices such as specific plans, planned 

development zoning, and creative site planning. (LU-1) 

 

2.4.4 Protect large parcels that front onto freeways and commercial corridors from 

subdivision into smaller parcels. 

 

Goal 9.4 Provide appropriate storm drain and flood control facilities where necessary. 

 

Policies: 

 

9.4.2 Upgrade and expand storm drain and flood control facilities to eliminate 

deficiencies and protect existing and new development. 
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9.4.4 Require that adequate storm drain and flood control facilities be in place prior to 

the issuance of certificates of occupancy. Where construction of master planned 

facilities is not feasible, the Mayor and Common Council may permit the 

construction of interim facilities sufficient to protect present and short-term future 

needs. (LU-1) 

 

9.4.8 Minimize the amount of impervious surfaces in conjunction with new 

development. (LU-1) 

 

9.4.10 Ensure compliance with the Federal Clean Water Act requirements for National 

Pollutant Discharge Elimination System (NPDES) permits, including requiring 

the development of Water Quality Management Plans, Erosion and Sediment 

Control Plans, and Storm Water Pollution Prevention Plans for all qualifying 

public and private development and significant redevelopment in the City. 

 

9.4.11 Implement an urban runoff reduction program consistent with regional and federal 

requirements, which includes requiring and encouraging the following examples 

of Best Management Practices (BMPs) in all developments: 

 

 Increase permeable areas, install filtration controls (including grass lined 

swales and gravel beds), and divert flow to these permeable areas to allow 

more percolation to runoff into the ground; 

 Replanting and hydroseeding of native vegetation to reduce slope erosion, 

filter runoff, and provide habitat; 

 Use natural drainage, detention ponds, or infiltration pits to collect and filter 

runoff; 

 Prevent rainfall from entering material and waste storage areas and pollution-

laden surfaces; and 

 Require new development and significant redevelopment to utilize site 

preparation, grading, and other BMPs that provide erosion and sediment 

control to prevent construction-related contaminants from leaving the site and 

polluting waterways. 

 

Goal 10.4 Minimize the threat of surface and subsurface water contamination and 

promote restoration of healthful groundwater resources. 

 

Policies: 

 

10.4.2 Protect surface water and groundwater from contamination. 
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Goal 10.5 Reduce urban run-off from new and existing development. 

 

Policies: 

 

10.5.1 Ensure compliance with the Federal Clean Water Act requirements for National 

Pollutant Discharge Elimination System (NPDES) permits, including developing 

and requiring the development of Water Quality Management Plans for all new 

development and significant redevelopment in the City (LU-1). 

 

10.5.2 Continue to implement an urban runoff reduction program consistent with 

regional and federal requirements, which includes requiring and encouraging the 

following: 

 

 Increase permeable areas to allow more percolation of runoff into the ground; 

 Use natural drainage, detention ponds or infiltration pits collect runoff; 

 Divert and catch runoff using swales, berms, green strip filters, gravel beds 

and French drains; 

 Install rain gutters and orient them towards permeable surfaces; 

 Construct property grades to divert flow to permeable areas; 

 Use subsurface areas for storm runoff either for reuse or to enable release of 

runoff at predetermined times or rates to minimize peak discharge into storm 

drains; 

 Use porous materials, whenever possible, for construction of driveways, 

walkways and parking lots; and 

 Divert runoff away from material and waste storage areas and pollution-laden 

surfaces such as parking lots. (LU-1) 

 

10.5.4 Require new development and significant redevelopment to utilize site 

preparation, grading and foundation designs that provide erosion control to 

prevent sedimentation and contamination of waterways (LU-1). 

 

10.5.5 Ensure compliance with the requirements for Storm Water Pollution Prevention 

Plans or Water Quality Management Plans for all new development or 

construction activities. 

 

Goal 10.6 Protect the lives and properties of residents and visitors of the City from 

flood hazards. 

 

Policies: 

 

10.6.5 Prohibit land use development and/or the construction of any structure intended 

for human occupancy within the 100-year flood plain as mapped by the Federal 
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Emergency Management Agency (FEMA) unless adequate mitigation is provided 

against flood hazards. 

 

Goal 13.2 Manage and protect the quality of the City’s surface waters and 

groundwater basins. 

 

Policies: 

 

13.2.2 Require that development not degrade surface or groundwater, especially in 

watersheds, or areas with high groundwater tables or highly permeable soils. 

 

13.2.7 Require that new development incorporate improvements to channel storm runoff 

to public storm drainage systems and prevent discharge of pollutants into the 

groundwater basins and waterways. 

 

4.6.4 Project Impact Analysis and Mitigation Measures 
 

4.6.4.1 Thresholds of Significance 

 

The Initial Study Checklist for the Proposed Project was completed and circulated with a Notice 

of Preparation to identify potential environmental impacts that could occur as a result of the 

Proposed Project. The Checklist identifies the primary thresholds of significance relating to 

CEQA issues. The Proposed Project would have a significant effect on Hydrology and Water 

Quality if it would: 

 

 Violate any water quality standards or waste discharge requirements.  

 Substantially deplete groundwater supplies or interfere substantially with groundwater 

recharge such that there would be a net deficit in aquifer volume or a lowering of the 

local groundwater table level (e.g. the production rate of pre-existing nearby wells would 

drop to a level which would not support existing land uses or planned uses for which 

permits have been granted. 

 Substantially alter the existing drainage pattern of the site or area, including through the 

alteration of the course of a stream or river, in a manner which would result in substantial 

erosion or siltation on- or off-site. 

 Substantially alter the existing drainage pattern of the site or area, including through the 

alteration of the course of a stream or river, or substantially increase the rate or amount of 

surface runoff in a manner which would result in flooding on- or off-site. 

 Create or contribute runoff water which would exceed the capacity of existing or planned 

stormwater drainage systems or provide substantial additional sources of polluted runoff, 

such as from areas of material storage, vehicle or equipment maintenance (including 

washing or detailing), waste handling, hazardous materials handling or storage, delivery 

areas, loading docks, or other outdoor areas. 

 Otherwise substantially degrade water quality. 
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 Place housing within a 100-year flood hazard area as mapped on a federal Flood Hazard 

Boundary or Flood Insurance Rate Map or other flood hazard delineation map (Panel No. 

8684F). 

 Place within a 100-year flood hazard area structures which would impede or redirect 

flood flows. 

 Expose people or structures to a significant risk of loss, injury or death involving 

flooding, including flooding as a result of the failure of a levee or dam. 

 Inundation by seiche, tsunami, or mudflow. 

 

4.6.4.2  Issues Identified to Have No Impact 

 

The Initial Study Checklist for the Proposed Project that was circulated with a Notice of 

Preparation (NOP) identified the following threshold areas where no impacts would occur as a 

result of the Proposed Project. No additional information was received during the NOP review 

period to change the conclusions of the Initial Study. 

 

Expose people or structures to a significant risk of loss, injury or death involving 

flooding, including flooding as a result of the failure of a levee or dam. 

 

According to City’s General Plan Figure S-2, the Project Site is not located within the Seven 

Oaks Dam inundation area. Therefore, flood inundation of the Project Site is not expected to 

result from the failure of the Seven Oaks Dam. No impacts would result from the Proposed 

Project and no further analysis is warranted. 

 

Expose people or structures to inundation by seiche, tsunami, or mudflow. 

 

There are no oceans, lakes or reservoirs near the Project Site. The nearest large bodies of water 

are Big Bear Lake, located 17 miles to the northeast and upstream of the Seven Oaks Dam, and 

the Pacific Ocean, located 57 miles to the west. The Project Site would be protected from 

mudflows caused by major storm events eroding the foothills of the San Bernardino Mountains, 

by flood control channels and debris basins located west of Victoria Avenue and north of 

Marshall Blvd. Impacts to the Project Site from seiche, tsunami, or mudflow would not occur. 

 

4.6.4.3 Issues Determined to Have a Less Than Significant Impact 
 

The Initial Study Checklist for the Proposed Project that was circulated with a Notice of 

Preparation (NOP) identified the following threshold areas where impacts associated with the 

Proposed Project would occur but be less than significant based on the information known at the 

time. No additional information was received during the NOP review period to change the 

conclusions of the Initial Study. 

 

Substantially deplete groundwater supplies or interfere substantially with groundwater 

recharge such that there would be a net deficit in aquifer volume or a lowering of the 

local groundwater table level (e.g. the production rate of pre-existing nearby wells 
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would drop to a level which would not support existing land uses or planned uses for 

which permits have been granted. 

 

The Project Site is within the service area of the East Valley Water District (EVWD) for 

domestic water service. The EVWD’s main source of water for its customers is the Bunker 

Hill Groundwater Basin. Other local sources of water supply include surface water from the 

Santa Ana River and its tributaries. During dry years, when local water supplies are not 

sufficient to meet demands, EVWD has the option of obtaining supplemental water from the 

State Water Project through the San Bernardino Valley Municipal Water District. Water from 

the State Water Project is imported from the Sacramento Delta area of Northern California 

and either delivered directly to the EVWD’s water treatment plant or recharged into the 

Bunker Hill Groundwater Basin. There are no groundwater recharge facilities located on or 

near the Project Site. 

 

The Project Site was previously developed in the 1970’s with multi-family residential units; 

demolition of the structures and relocation of 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 will be replaced to serve the Proposed Project. The proposed 

project would not deplete groundwater supplies nor would it interfere with recharge since it is 

not within an area designated as a recharge basin or spreading ground.  

 

The Project includes the construction of parking lots and impervious surfaces. The Proposed 

Project design includes underground retention basins to collect storm water from parking areas 

and treatment of runoff from building roofs before being discharged to the street. No significant 

impact to groundwater resources is anticipated. 

 

Substantially alter the existing drainage pattern of the site or area, including through 

the alteration of the course of a stream or river, or substantially increase the rate or 

amount of surface runoff in a manner which would result in either flooding or 

substantial erosion or siltation on- or off-site. 

 

The Project Site ranges in elevation from about 1,205 feet amsl in the southwest corner of the 

site to about 1,247 feet amsl in the northeast corner of the site. Grading will occur on-site to 

meet the finished building pad elevations as designed. Site grading can result in erosion and 

siltation both on- and off-site during construction.  

 

As part of the NPDES permit program, a storm water management plan which incorporates 

drainage design features to mitigate for storm related impacts will be prepared and approved by 

the City. The NPDES permit process requires developers or contractors to reduce, to the extent 

practical, the discharge of pollutants into water bodies by using Best Management Practices 

(BMP’s). Compliance with NPDES permitting process requires storm water quality management 

to be considered during a project’s planning phase and be implemented during construction. A 

SWPPP would be prepared to identify structural and nonstructural controls using BMP’s to avoid 

storm water effluence. 
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The Proposed Project’s drainage system consists of storm water runoff that will flow to several 

catch basins located throughout the site and to 20
th

 Street via parkway drains. It is anticipated 

that three underground retention basins with drainage systems that include classified injector 

wells will be located in the main parking lot area to collect storm water flow from certain areas 

on-site totaling 7.5 acres. The storm water runoff from other paved areas and rooftops (totaling 

9.9 acres) will be treated with biofilters prior to being discharged to 20
th

 Street. Improvements 

related to Highland Avenue widening will generate additional drainage that will be discharged to 

the City’s existing 24-inch collection system. 

 

Implementation of Mitigation Measures GS-1 and GS-4 would further reduce the level of impact 

from erosion. The Proposed Project would not alter the course of any surface waters that it is 

tributary to (City Creek, Santa Ana River). Less than significant impact to existing drainage 

patterns resulting from an increase in runoff or substantial erosion or siltation would occur. 

 

Place housing within a 100-year flood hazard area as mapped on a federal Flood 

Hazard Boundary or Flood Insurance Rate Map or other flood hazard delineation map 

(Panel No. 7963H). 

 

According to the City’s General Plan, Figure S-1, and Flood Insurance Rate Map (FIRM) Panel 

7963H, the southern portion of the Project Site occurs within the Zone X which is described as: 

“areas of 0.2% annual chance flood; areas of 1% annual chance flood with average depths of less 

than 1 foot or with drainage areas less than 1 square mile; and areas protected by levees from 1% 

annual chance flood”. The Proposed Project however does not include any housing or other 

inhabitable structures within the flood hazard area and therefore less than significant impacts 

would occur and no impacts related to the placement of housing would occur. 

 

4.6.4.4  Issues Determined to Have Potentially Significant Impacts 

 

The Initial Study Checklist for the Proposed Project that was circulated with a Notice of 

Preparation (NOP) identified the following thresholds areas where impacts associated with the 

Proposed Project could potentially be significant thereby warranting additional analysis in the 

Draft EIR. For each issue, the potential impact is provided in a numbered impact statement, 

followed by analysis, and mitigation measures if the impact is determined to remain significant 

after the analysis. 

 

Create or contribute runoff water which would exceed the capacity of existing or 

planned stormwater drainage systems or provide substantial additional sources of 

polluted runoff, such as from areas of material storage, vehicle or equipment 

maintenance (including washing or detailing), waste handling, hazardous materials 

handling or storage, delivery areas, loading docks, or other outdoor areas. 

 

Otherwise substantially degrade water quality. 
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Impact HWQ-1: 

 

The Proposed Project results in the redevelopment of a previous residential 

development site with commercial uses that have the potential to violate water quality 

standards or waste discharge requirements. 

 

The potential and expected pollutants of concern associated with the type of development 

proposed (e.g. commercial development, parking lots, and restaurants) would occur from: 

 

 Trash & debris 

 Oil & grease 

 Oxygen-demanding substances 

 Heavy metals 

 Organic compounds 

 Nutrients 

 Pesticides 

 Sediments 

 

The proximate receiving water body for the Project Site is City Creek, which is tributary to the 

Santa Ana River Reach 5. City Creek is not listed as an impaired water body listed on the State’s 

303(d) list
1
 for any of the potential or expected pollutants that would be associated with the 

Proposed Project. It is unlikely that the pollutants generated by the Proposed Project would 

impair City Creek (WQMP, pp. A-4 – A-5). 

 

The Santa Ana River Reach 4 is impaired by pathogens with a non-point source and Reach 3 is 

impaired by pathogens with a dairy source, and copper (during wet season only) with an 

unknown source. As City Creek is located upstream of these reaches and does not contain 

impairments, it is unlikely that the subject site will further impairment in these reaches of the 

river (WQMP, pp. A-4 – A-6). 

 

The Proposed Project includes both on and off-site drainage improvements. Runoff from the 

parking lot will be discharged into retention basins with classified injector wells that will 

infiltrate storm water into deep soils. Infiltration is highly effective for removal of bacteria and 

virus and therefore the Proposed Project would have less than significant impact in the 

degradation of water quality in the Santa Ana River or City Creek. 

 

Compliance with the NPDES permit issued by the Santa Ana RWQCB will insure the 

Proposed Project will not create or contribute runoff water that would violate any water quality 

standards or waste discharge requirements. Therefore, potential impacts would be less than 

significant. 

 

                                                 
1
 Under Section 303(d) of the Clean Water Act, state governments, territories and authorized tribes are required to 

develop a list of water quality limited segments. These waters on the list do not meet water quality standards, even 

after point sources of pollution have installed the minimum required levels of pollution control technology. The 

Clean Water Act requires that these jurisdictions establish priority rankings for water on the lists and develop action 

plans, called Total Maximum Daily Loads (TMDL) to improve water quality. 
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A Storm Water Pollution Prevention Plan (SWPPP) will be developed for the Project Site, as 

part of the construction package. The SWPPP will describe and dictate management practices to 

prevent contaminants from entering storm water discharge and prevent unauthorized non-storm 

water discharges during project construction. Accordingly, storm water discharges to any 

surface or groundwater shall not cause or contribute to exceeding any applicable water quality 

objectives or standards contained in the Statewide Water Quality Control Plan, the 

California Toxics Rule, or the Santa Ana RWQCB’s Basin Plan. Approval of the SWPPP by 

the RWQCB will result in implementation of BMPs that will control pollutants in stormwater 

discharges from the Project Site. 

 

BMPs are required to address erosion and sediment control, wind erosion control, source 

controls, and waste management. The Applicant is required to ensure that the SWPPP 

requirements are implemented at the Project Site and that water quality standards are maintained. 

Best management practices are required to be modified, as necessary, so that an adequate 

combination of erosion controls is implemented for disturbed and undisturbed areas. Examples 

of best management practices include: use of silt fence or fiber rolls to prevent the migration of 

sediment off-site, application of water to disturbed areas during working or windy conditions to 

prevent dust and erosion, and use of drip pans for mobile fueling. In addition, the SWPPP 

outlines a regular BMP maintenance and monitoring schedule.  

 

The project specific WQMP provides water quality protection measures that will be 

implemented following construction and during operation of all proposed uses at the 

Project Site. The Preliminary WQMP for the Proposed Project was prepared in August 

2011 and revised October 18, 2011, and includes, but is not limited to the following BMPs: 

 

 An on-site detention system with drywells is proposed beneath the parking area to 

utilize the soil’s natural permeability to infiltrate the collected storm water. 

 Roof drains for the proposed home improvement building will be conveyed to tree 

boxes for treatment prior to being conveyed to the on-site storm drain system that is 

being discharged to 20
th

 Street via parkway drains. Filterra and Kristar tree boxed 

inlets will be utilized. 

 Where feasible, sidewalks and patios drain into adjacent landscaping. 

 Driveways drain to curbs/gutters which collect the storm water runoff prior to it 

entering the subsurface retention system and drywells located to the north of the 

home improvement and major store buildings.  

 Property owner shall prepare a Spill Contingency Plan for any hazardous materials 

spills to ensure hazardous materials do not come into contact with stormwater flows.  

 Car repairs on the property shall be prohibited.  

 Use of pesticides and fertilizers for landscaping shall be applied only by trainer 

personnel and at the minimum rate recommended by the manufacturer. 

Biodegradable fertilizer shall be used whenever possible.  

 Leafblowers shall direct debris toward accessible collection areas for pickup and not 

directed into the street or storm drains. 
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 Sidewalks, parking lots, driveways, etc. shall be swept and not hosed off into storm 

drains or onto adjacent properties. 

 The Owner must ensure that the on-site drain inlets, grates, and drainpipes are 

periodically visually inspected, and cleaned prior to the raining season. 

 The on-site irrigation system will include rain-triggered shutoff devices, flow 

reducers or shutoff valves triggered by pressure drop, timing and application 

methods of irrigation water to minimize the amount of excess water flowing into the 

storm water drainage system. 

 Trash management and litter control procedures aimed at reducing storm water 

contamination from pollutants of concern will be implemented by owner. 

 The owner of the parcel containing the gasoline station will be responsible for 

developing the property in accordance with the latest BMP design guidance and will 

be responsible for a Spill Contingency Plan in accordance with Section 6.95 of the 

California Health and Safety Code. 

 Loading docks shall be kept in a clean and orderly condition through a regular 

program of sweeping and litter control and immediate cleanup of spills and broken 

container. 

 Owners of parcels containing restaurant uses will ensure compliance with 

requirements for food establishments including sanitary sewer connections for wash 

waters containing kitchen and food wastes. 

 Treatment Control BMPs implemented for the project include: 

Bioretention (FILTERRA) 

Drain Inlet Filtration (KRISTAR) 

Downspout Filer (KRISTAR) 

Infiltration Basins with Cry Wells (CUDOS & MaxWell by Torrent) 

 

The above-mentioned BMPs and all BMPs included in the WQMP will be maintained by 

means of recorded community CC&Rs. Owner will establish requirements for 

1) ownership/maintenance of and/or maintenance easement for community common areas 

and 2) implementation of community pollution prevention on BMPs, including community 

awareness programs. 

 

As indicated, no Pollutants of Concern exist for City Creek however Pollutants of Concern 

are indicated in the Santa Ana River Reaches 4 and 3 downstream of Reach 5. Since the 

proposed site discharges into City Creek which is not impaired for bacteria/virus or 

nutrients, it is unlikely that the Proposed Project will further impair Reach 4 or Reach 3 of 

the river. Further, the site design incorporates a subsurface detention system and drywells to 

serve as primary treatment for approximately half of the site. The subsurface detention 

system does not contain a system overflow to the municipal system. Infiltration basins 

(drywells) also have the capability to highly treat for bacteria/virus and nutrients; therefore 

the site is expected to have minimal effect on the downstream tributaries. The remaining 

portion of the site will be treated with biofilters. 
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Project-specific impacts related to the impairment of water quality would be less than significant 

upon the City’s approval of the Proposed Project’s SWPPP and WQMP, and the City’s 

compliance with Regional Board Order No. R8-2010-0036 as a co-permittee responsible for 

conducting regular inspections of industrial and commercial facilities and construction sites to 

evaluate compliance with applicable municipal ordinances, local permits, Storm Water 

Management Plan, and WQMPs. 

 

Impact HWQ-2: 

 

The Proposed Project would place structures within a 100-year flood hazard area that 

could impede or redirect flood flows. 

 

According to Flood Insurance Rate Map (FIRM) Panel 7963H, small areas along the eastern and 

southern boundaries of the Project Site occur within the Zone X which is described as areas of 

0.2% annual chance flood; areas of 1% annual chance flood with average depths of less than one 

foot or with drainage areas less than one square mile; and areas protected by levees from 1% 

annual chance flood. According to the City’s General Plan, Figure S-1, small areas along the 

eastern and southern boundaries of the Project Site occur within the 500- Year Flood Zone. 

 

The Preliminary Hydrology Report for the Proposed Project (Tait & Associates, Inc., August 9, 

2011) includes results from hydrologic calculations run for the 2-year, 10-year, 25-year, and 100-

year events. The peak volume for the pre-development condition for the 100-year storm event 

was calculated to be 5.48 acre-feet while the post development was calculated at 8.51 acre-feet. 

The County of San Bernardino basin guidelines state that post-development peak flow rates 

should be less than 90% of the pre-development peak flow rates for all storm events. Based on 

these criteria, a basin with a volume of 3.33 acre-feet is required for the Proposed Project. The 

project plans include 7.5 acres of the Project Site to be detained on-site and the total underground 

retention basins will have an approximate volume of 3.64 acre feet.  

 

Underground retention basins with drainage systems that include classified injector wells will be 

utilized to mitigate the Proposed Project’s impacts on downstream properties. The second area 

that will be conveyed to 20
th

 Street will imitate the pre-development pattern by having subareas 

discharge to the street via parkway drains at different locations along 20
th

 Street. This area will 

consist of 9.9 acres and will have a volume of 4.87 acre-feet which is less than the 90% pre-

development peak flow for the 100-year storm event. 

 

Proposed Project improvements include the widening of Highland Avenue at the north boundary 

of the Project Site, by approximately 12 feet creating an additional drainage area of 0.24 acres. 

This area will drain to the existing 24-inch CMP that crosses Guthrie Street. The pre-

development flow is 4.42 cubic feet per second (cfs) and the post-development peak flow is 

5.17 cfs. The remaining capacity of the existing 24-inch CMP is 50%. The Proposed Project 

includes the reconstruction of the inlet to the existing pipe to accommodate the proposed street 

improvements. 
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Mitigation Measures HWQ-1: 

 

Prior to issuance of grading permits, the project proponent shall submit detailed drawings 

that would show the floor elevations of all proposed building and the designed storm water 

control measures as described, to the Public Works Department for review and approval. 

The drawings shall demonstrate that the proposed elevations would be adequate to prevent 

any flooding of the structures in a 100-year flood event. 

 

Level of Significance After Mitigation: 

 

Impacts would be less than significant with implementation of Mitigation Measure HWQ-1. 
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4.7 NOISE  

 

4.7.1 Introduction 

 

This section of the EIR addresses the existing acoustical environment on and adjacent to the 

project site and evaluates off-site noise impacts related to project implementation. A noise 

analysis for the Proposed Project was prepared by Mestre Greve Associates, October 21, 2011, to 

specifically address potential impacts related to project construction as well as impacts on the 

existing land uses adjacent to the site. The Noise Analysis is included as Appendix G. 

 

4.7.2 Environmental Setting 

 

Sound is technically described in terms of the loudness (amplitude) of the sound and frequency 

(pitch) of the sound. The standard unit of measurement of the loudness of sound is the decibel 

(dB).  Decibels are based on the logarithmic scale. The logarithmic scale compresses the wide 

range in sound pressure levels to a more usable range of numbers in a manner similar to the 

Richter scale used to measure earthquakes.  In terms of human response to noise, a sound 10 dB 

higher than another is judged to be twice as loud; and 20 dB higher four times as loud; and so 

forth. Everyday sounds normally range from 30 dB (very quiet) to 100 dB (very loud).  

 

As the human ear is not equally sensitive to sound at all frequencies, a special frequency-

dependent rating scale has been devised to relate noise to human sensitivity. The A-weighted 

decibel scale (dBA) performs this compensation by discriminating against frequencies in a 

manner approximating the sensitivity of the human ear. Community noise levels are measured in 

terms of the "A-weighted decibel," abbreviated dBA. Refer to Figure 4.7-1 for examples of 

various noises and their typical A-weighted noise level. 

 

Sound levels decrease as a function of distance from the source as a result of wave divergence, 

atmospheric absorption and ground attenuation.  As the sound wave form travels away from the 

source, the sound energy is dispersed over a greater area, hence dispersing the sound power of 

the wave. Atmospheric absorption also influences the levels that are received by the observer. 

The greater the distance traveled, the greater the influence and the resultant fluctuations. The 

degree of absorption is a function of the frequency of the sound as well as the humidity and 

temperature of the air. Turbulence and gradients of wind, temperature and humidity also play a 

significant role in determining the degree of attenuation.  Intervening topography can also have a 

substantial effect on the effective perceived noise levels. 

 

Noise has been defined as unwanted sound and it is known to have several adverse effects on 

people. From these known effects of noise, criteria have been established to help protect the 

public health and safety and prevent disruption of certain human activities. This criteria is based 

on known impacts of noise on people as hearing loss, speech interference, sleep interference, 

physiological responses and annoyance. A brief description of each of these potential noise 

impacts are as follows: 
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 Hearing loss is not a concern in community noise situations of this type. The potential for 

noise induced hearing loss is more commonly associated with occupational noise 

exposures in heavy industry or very noisy work environments. Noise levels in 

neighborhoods are not sufficiently loud to cause hearing loss. 

 

 Speech Interference is one of the primary concerns in environmental noise problems.  

Normal conversational speech is in the range of 60 to 65 dBA and any noise in this range 

or louder may interfere with speech. There are specific methods of describing speech 

interference as a function of distance between speaker and listener and voice level. 

  

 Sleep Interference is a major noise concern form traffic noise. Sleep disturbance studies 

have identified interior noise levels that have the potential to cause sleep disturbance. 

Note that sleep disturbance does not necessarily mean awakening from sleep, but can 

refer to altering the pattern and stages of sleep. 

  

 Physiological Responses are those measurable effects of noise on people that are realized 

as changes in pulse rate, blood pressure, etc. While such effects can be induced and 

observed, the extent is not known to which these physiological responses cause harm or 

are sign of harm. 

  

 Annoyance is the most difficult of all noise responses to describe. Annoyance is a 

individual characteristic and can vary widely from person to person. What one person 

considers tolerable can be unbearable to another of equal hearing capability. 

 

Noise Assessment Metrics 

 

The description, analysis and reporting of community noise levels around communities is made 

difficult by the complexity of human response to noise and the myriad of noise metrics that have 

been developed for describing noise impacts. Each of these metrics attempts to quantify noise 

levels with respect to community response.  Most of the metrics use the A-Weighted noise level 

to quantify noise impacts on humans. A-Weighting is a frequency weighting that accounts for 

human sensitivity to different frequencies. 

 

Noise metrics are divided into two categories: single event and cumulative. Single-event metrics 

describe the noise levels from an individual event such as an aircraft fly over or a heavy 

equipment pass-by. Cumulative metrics average the total noise over a specific time period, 

typically 1 or 24-hours for community noise problems. A cumulative noise metrics were used for 

the proposed analysis. 

 

Several rating scales have been developed for measurement of community noise. These include 

the following:  

 

 The parameters of noise that have been shown to contribute to the effects of noise on 

man,  

 The variety of noises found in the environment,  
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 The variations in noise levels that occur as a person moves through the environment, and  

 The variations associated with the time of day.  

 

The scale was designed to account for the known health effects of noise on people. Based on 

these effects, the observation has been made that the potential for a noise to impact people is 

dependent on the total acoustical energy content of the noise. A number of noise scales have 

been developed to account for this observation. Two of the predominate noise scales are the: 

Equivalent Noise Level (LEQ) and the Community Noise Equivalent Level (CNEL). These 

scales are as follows:  

 

LEQ is the sound level corresponding to a steady-state sound level containing the same 

total energy as a time-varying signal over a given sample period. LEQ is the "energy" 

average noise level during the time period of the sample.  LEQ can be measured for any 

time period, but is typically measured for 1 hour. This 1-hour noise level can also be 

referred to as the Hourly Noise Level (HNL).  It is the energy sum of all the events and 

background noise levels that occur during that time period.   

 

CNEL, Community Noise Equivalent Level, is the predominant rating scale now in use 

in California for land use compatibility assessment. The CNEL scale represents a time 

weighted 24-hour average noise level based on the A-weighted decibel. Time weighted 

refers to the fact that noise that occurs during certain sensitive time periods is penalized 

for occurring at these times.  The evening time period (7 p.m. to 10 p.m.) penalizes noises 

by 5 dBA, and the nighttime (10 p.m. to 7 a.m.) noises are penalized by 10 dBA. These 

time periods and penalties were selected to reflect people's increased sensitivity to noise 

during these time periods.  A CNEL noise level may be reported as a "CNEL of 60 dBA," 

"60 dBA CNEL," or "60 CNEL.” Typical noise levels in terms of the CNEL scale for 

different types of communities are shown in Figure 4.7-2. 

 

Ldn, the day-night is a measure of the overall noise experienced during an entire day. 

The time-weighted refers to noise that occurs during certain sensitive time periods and is 

penalized for occurring at these times. In the Ldn scale, those noise levels that occur 

during the night (10 pm to 7 am) are penalized by 10 dB. This penalty was selected to 

attempt to account for increased human sensitivity to noise during the quieter period of a 

day.  

 

L(%) is a statistical method of describing noise which accounts for variance in noise 

levels throughout a given measurement period. L (%) is a way of expressing the noise 

level exceeded for a percentage of time in a given measurement period. Therefore, as five 

minutes is 25% of 20 minutes, L(25) is the noise level that is equal to or exceeded for 

five minutes in a 20 minute measurement period. It is L(%) that is used for most Noise 

Ordinance standards. Therefore, most daytime County, state and City Noise Ordinances 

use an ordinance standard of 55 dBA for 30 minutes per hour or an L(50) level of 55 

dBA. Thus, the Noise Ordinance states that no noise level should exceed 55 dBA for 

more than 50% of a given period. 
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4.7.3 Applicable Policies, Plans and Regulations  

 

The City of San Bernardino General Plan Noise Element and Noise Ordinance contain the City’s 

policies on noise. The noise ordinance applies to noise on one property impacting a neighboring 

property. Typically, it sets limits on noise levels that can be experienced at the neighboring 

property. The Noise Ordinance is part of the City’s Municipal Code (Chapter 8.54 Noise 

Control) and is enforceable throughout the City. The Noise Element of the General Plan presents 

limits on noise levels from transportation noise sources, vehicles on public roadways, railroads 

and aircraft. These limits are imposed on new developments. New developments must 

incorporate the measures to ensure that the limits are not exceeded.  

 

City of San Bernardino Noise Element 

 

The City of San Bernardino General Plan Noise Element has not established any specific noise 

standards for land uses impacted by transportation noise sources. The project impacts would be 

contrasted with the State noise guidelines.  

 

The City Noise Element states that an interior noise limit of 45 CNEL for dwelling units are 

considered acceptable for residential land uses. Residential outdoor uses (i.e., rear yard, patio and 

balcony) within a 65 CNEL exterior noise environment are required to have acoustical analyses 

prepared indicating that the proposed buildings are limited to the allowable 45 CNEL indoor 

noise level, and outside levels need to be mitigated to less than 65 CNEL. Commercial, retail, 

and industrial land uses are not as sensitive to noise as residential land uses, and no standards 

have been adopted by the City. As the City has not specified any noise standards for commercial 

uses, interior noise limits of 50 CNEL were applied for office or general commercial uses and 55 

CNEL for retail and restaurant uses. These limits are used by other jurisdictions.   

 

The Noise Element identifies three policies that are relevant to this project, policies 14.1.2, 

14.1.3, and 14.1.4.  These policies read as follows:  

 

14.1.2 Require that automobile and truck access to commercial properties abutting 

residential parcels be located at the maximum practical distance from the 

residential parcel.  (LU-1)  

 

14.1.3  Require that all parking for commercial uses abutting residential areas be 

enclosed within a structure, buffered by walls, and/or limited hours of operation.  

(LU-1)  

 

14.1.4  Prohibit the development of new or expansion of existing industrial, commercial, 

or other uses that generate noise impacts on housing, schools, health care 

facilities or other sensitive uses above a Ldn of 65 dB(A).  (LU-1) 

 

City of San Bernardino Noise Ordinance 

 

A noise ordinance is designed to control unnecessary, excessive and annoying sounds from 

stationary (non-transportation) noise sources.  Noise ordinance requirements cannot be applied to 
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mobile noise sources such as heavy trucks when traveling on public roadways.  Federal and state 

laws preempt control of mobile noise sources on public roads. Noise ordinance standards 

typically apply to a noise source on one parcel of land impacting a nearby parcel of land (usually 

residential).  

 

Chapter 8.54 – Noise Control of the municipal code is the noise ordinance document for the City 

(nuisance ordinance). It lists activities that cannot occur and provides general statements that any 

noise, which limits the use on another person’s property, is a violation of the ordinance. Two 

items contained in the ordinance are of relevance to this project. 

 

 Chapter 8.54.050(B) limits loading and unloading of vehicles to certain hours (this 

applies to the loading dock activities associated with the Proposed Project). The section 

lists activities that can only occur between 7:00 a.m. and 8:00 p.m.  Included in the list is 

the following. 

 

B. Load or unload any vehicle, or operate or permit the use of dollies, carts, forklifts, 

or other wheeled equipment that causes any impulsive sound, raucous, or 

unnecessary noise within one thousand (1,000) feet of a residence. 

 

 Chapter 8.54.070 limits construction activity.  Construction is limited to the hours of 7:00 

a.m. to 8:00 p.m.  No restrictions for Sundays or holidays were cited. 

 

4.7.4 Project Impact Analysis and Mitigation Measures 

 

4.7.4.1 Thresholds of Significance 

 

The Initial Study Checklist for the Proposed Project was completed and circulated with a Notice 

of Preparation (NOP) to identify potential environmental impacts that could occur as a result of 

the Proposed Project. The Checklist identifies the primary thresholds of significance. The 

Proposed Project would have a significant effect on Noise if it would: 

 

 Exposure of persons to or generation of noise levels in excess of standards established in 

the City’s General Plan or Development Code, or applicable standards of other agencies. 

 Exposure of persons to or generation of excessive groundborne vibration or groundborne 

noise levels. 

 A substantial permanent increase in ambient noise levels in the project vicinity above 

levels existing without the project. 

 A substantial temporary or periodic increase in ambient noise levels in the project 

vicinity above levels existing without the project. 

 For a project located within an airport land use plan or airport influence area, would the 

project expose people residing or working in the project area to excessive noise levels. 
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4.7.4.2 Noise Issues Identified to have No Impact  

 

The Initial Study Checklist that was circulated with the NOP identified the following threshold 

where no impact would occur. No additional information was received during the NOP review 

period to change the conclusions of the Initial Study. 

 

For a project located within an airport land use plan or airport influence area, would 

the project expose people residing or working in the project area to excessive noise 

levels. 

The Project Site does not occur within the San Bernardino International Airport (SBIA) 

Influence Area, as shown in Figure LU-4 of the City’s General Plan, although it is adjacent to its 

boundary. The Airport is located approximately 1.5 miles northeast of the Project Site.  Impacts 

from aircraft noise would have no effect on employees or customers. Therefore, no impact is 

anticipated.  

 

4.7.4.3 Noise Issues Determined to have a Less Than Significant Impact 

 

The Initial Study Checklist that was circulated with the NOP identified the following threshold 

area where impacts were determined to be less than significant. No additional information was 

received during the NOP review period to change the conclusions of the Initial Study. 

 

Exposure of persons to or generation of excessive groundborne vibration or 

groundborne noise levels. 

 

Perceptible ground borne vibrations are typically associated with blasting operations and the use 

of pile drivers, neither of which would be used during construction of the Proposed Project.  

Consequently, no excessive ground borne vibration would be generated during post-construction 

of the Project. On-site activity would include movement of vehicles on-site and delivery of 

goods. Therefore, no significant impacts due to Project-generated ground borne vibrations are 

anticipated. 

 

4.7.4.4 Noise Issues Determined to Have Potentially Significant Impacts 

 

Exposure of persons to or generation of noise levels in excess of standards established in 

the City’s General Plan or Development Code, or applicable standards of other 

agencies. 

 

A substantial permanent increase in ambient noise levels in the project vicinity above 

levels existing without the project. 

 

A substantial temporary or periodic increase in ambient noise levels in the project 

vicinity above levels existing without the project. 
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Impact N-1: 

 

Operational and temporary construction activities may expose residents in the 

immediate area to excessive noise levels exceeding the City’s noise ordinance. This is a 

potentially significant impact. 

 

Methodology 
 

Off-site impacts from on-site activities, short-term and long-term, are measured against the City 

of San Bernardino Noise Ordinance criteria. Construction activities for the Proposed Project 

would be required to meet the noise ordinance standards along with any noise generating 

activities associated with the operation of the project. 

 

Long-term off-site impacts from traffic noise are measured against two criteria. Both criteria 

must be met for a significant impact to be identified. The criteria are as follows:  

 

 Project traffic must cause a substantial noise level increase (greater than 3 dB) on a 

roadway segment adjacent to a noise sensitive land use.  

 

 The future noise level that would exist if the project is completed must exceed the criteria 

level for the noise sensitive land use. Therefore, the criteria level is 65 CNEL for 

residential land uses, schools, and other sensitive land uses. The project would have 

considerably contributed to this increase if it contributes more than 3 dB to the increase.  

 

The project would have a significant impact if it causes a 3 dB increase and the resulting 

noise level is 65 CNEL or higher for sensitive land uses. 

 

In community noise assessment, changes in noise levels greater than 3 dB are identified as 

significant, while changes less than 1 dB would not be discernible to local residents. In the range 

of 1 to 3 dB, residents who are very sensitive to noise may perceive a slight change. However, 

there is no scientific evidence to support the use of 3 dB as the significance threshold. In 

laboratory testing situations, humans are able to detect noise level changes of slightly less than 

1 dB. In a community noise situation, however, noise exposures are over a long time period, and 

changes in noise levels occur over years, rather than the immediate comparison made in a 

laboratory situation. Therefore, the level at which changes in community noise levels become 

discernible is likely to be some value greater than 1 dB, and 3 dB has become the appropriate 

benchmark for most people and agencies. 

 

Existing Conditions 

 

Existing noise levels in the vicinity of the Proposed Project and the surrounding were taken. The 

sites were selected to provide coverage of the project area. Refer to Figure 4.7-3 for the 

measurement sites. 
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Four short-term noise measurements were taken. All four of the short-term measurements were 

taken between 11:15 a.m. and 1:40 p.m. on August 25, 2011. Measurements at all sites were 

performed using a Brüel & Kjær Model 2236 automated digital noise data acquisition system and 

sound meter mounted on a tripod. During the measurements a large windscreen covered the 

microphone to dampen out the effect of unwanted wind-generated noise. For each measurement 

site, 30 minutes of data were collected. Before and after the measurements were taken, a Brüel & 

Kjær 4231 calibrator with certification traceable to the National Institute of Standards and 

Technology was used to calibrate the sound meter to ensure that the measured sound level 

readings were accurate.  At the conclusion of each set of measurements, the Leq, Lmin, Lmax, 

L1.7, L8.3, L25 and L50 values for the full time period were documented, and then the buffer on 

the sound meter was reset to prepare it for measurements at the next site. Prevailing weather 

conditions were noted, along with any other factors that might adversely impact the noise 

measurements. Refer to Table 4.7-1 for the results of the data collected. 

 

Table 4.7-1 

Existing Noise Measurements (dBA) 

Site Date Time Leq Lmax L1.7 L8.3 L25 L50 Lmin 

1 8-24-11 11:15 am 63.0 76.4 69.0 66.0 63.5 61.0 50.4 

2 8-24-11 11:50 am 52.5 66.3 58.5 55.0 52.5 50.5 46.0 

3 8-24-11 12:30 pm 58.7 77.9 68.5 61.5 54.0 51.0 45.4 

4 8-24-11 1:10 pm 66.0 78.8 73.0 70.0 66.5 63.0 51.4 

 

Information of the measurements sites are as follows:  

 

 Site 1: Northwest Corner of Project Site 

 

Site 1 is located near the intersection of Highland Avenue and Newcomb Street and at the 

west edge of the project site. The monitoring location was near the northernmost residence 

that backs up to Newcomb Street. The primary noise sources were traffic on Interstate 210 

(I-210) and traffic on Highland Avenue. The Lmax was 76.4 dBA, which was caused by a 

truck on Highland Avenue. The Leq at this site measured 63.0 dBA, typical of a location near 

a freeway and a major highway. 

 

 Site 2:  West Edge of Project Site 

 

Site 2 is located at the west edge of the project site, north of 20
th

 Street.  Noise sources heard 

at this site were mostly from traffic on I-210 and traffic on Highland Avenue. However, also 

include car passes on Newcomb Street, and a distant gardener operating a trimmer. The Lmax 

was 66.3 dBA. This was due to a car passing near the microphone. The Leq at this site 

measured 52.5 dBA, which is typical for a residential area near to a freeway. This site was 

the quietest site measured as it is farther from the freeway. 
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 Site 3: South Edge of Site 

 

Site 3 is located near the south edge of the project site on 20
th

 Street and west of Arden 

Avenue. The microphone was placed on the sidewalk on the south side of 20
th

 Street, just 

outside the fence at the easterly school property (Emmerton Elementary School). The 

dominant noise source at the site was traffic on I-210. Traffic on Arden Avenue also 

contributed to the noise levels, as well as cars on 20
th

 Street and children playing at a distant 

location at the school. The Lmax was 77.9 dBA. This was caused by a bus passing near the 

microphone on 20
th

 Street. The Leq at this site measured 58.7 dBA. 

 

 Site 4: East Edge of Project 

 

Site 4 is located at the center of the east side of the project site and across Arden Avenue, 

south of I-210. Traffic on the I-210 was the dominant noise source.  Traffic on Arden Avenue 

also contributed significantly to the noise levels. The Lmax of 78.8 dBA was due to a truck 

pass-by on I-210.  The Leq at this site measured 66.0 dBA, which is typical of a location near 

a freeway and a major highway. This site was the loudest site measured. 

 

Existing Roadway Noise Levels 

 

The highway noise levels were analyzed using the Highway Noise Model published by the 

Federal Highway Administration ("FHWA Highway Traffic Noise Prediction Model," FHWA-

RD-77-108, December, 1978). The FHWA Model uses traffic volume, vehicle mix, vehicle 

speed, and roadway geometry to compute the "equivalent noise level.” A computer code has 

been written which computes equivalent noise levels for each of the time periods used in the 

calculation of CNEL. Weighting these noise levels and summing them results in the CNEL for 

the traffic projections used. CNEL contours are determined by iterating over many distances 

until the distances to the 60, 65, 70, and 75 CNEL contours are found.   

 

Peak hour traffic volumes were analyzed in the traffic analysis prepared for the Proposed Project 

(“Draft Home Depot Traffic Impact Analysis,” Fehr & Peers, August 12, 2011). The p.m. peak 

hour traffic levels were assumed to be 10% of the average daily traffic. 

 

Traffic volumes and estimated speeds were used with the FHWA Model to estimate the noise 

levels in terms of CNEL. The distances to the CNEL contours for the roadways in the vicinity of 

the project site are shown in Table 4.7-2. These numbers represent the distance from the 

centerline of the road to the contour value shown. The values shown in Table 4.7-2 do not 

account for the effect of any noise barriers or topography that may impact ambient noise levels. 

 

As shown in Table 4.7-2, substantial traffic noise occurs along Highland Avenue, Del Rosa 

Drive, and Sterling Avenue; traffic noise along these roadways is in excess of 65 CNEL.  
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Table 4.7-2 

Existing Roadway Traffic Noise Levels 

Roadway Segment 

  

CNEL 

@ 100' † 

Distance To CNEL Contour from 

Centerline of Roadway (feet) 

70 CNEL 65 CNEL 60 CNEL 

Highland 

Avenue 
West of Del Rosa Dr.  62.4 31 67 145 

 
Del Rosa Dr. to Sterling Ave. 62.2 30 65 140 

 
Sterling Ave. to I-210 EB Off-Ramp 61.4 26 57 124 

 
I-210 EB Off-Ramp to Arden Ave. 64.6 43 93 202 

 
Arden Ave. to Victoria Ave. 64.6 43 94 203 

 
Victoria Ave. to Orange Ave. 62.2 30 64 139 

 
East of Orange Ave.  61.9 28 61 133 

Del Rosa Drive North of Highland  63.5 36 79 170 

 
South of Highland  62.8 33 71 153 

Sterling 

Avenue 
North of Highland  61.3 26 56 121 

 
South of Highland  61.1 25 54 118 

Arden Avenue North of Date St.  56.2 RW 25 55 

 
Date St. to Highland 57.5 RW 31 67 

 
Highland to I-210 EB Off-Ramp 59.2 RW 40 88 

 
I-210 EB Off-Ramp to 20th Street 57.5 RW 31 68 

 
20 Street to Pacific St. 57.3 RW 30 66 

 
South of Pacific St.  55.6 RW 23 50 

Victoria 

Avenue 
North of Highland  62.2 30 64 139 

 
South of Highland  59.4 RW 42 91 

Orange Avenue North of Highland  50.9 RW RW 24 

 
South of Highland  49.8 RW RW 20 

Date Street West of Arden Ave.  45.9 RW RW RW 

 
East of Arden Ave.  45.3 RW RW RW 

Pacific Street West of Arden Ave.  54.3 RW RW 41 

 
East of Arden Ave.  55.2 RW 22 48 

† From roadway centerline 

RW – Noise contour falls within roadway right-of-way.  
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Potential Noise Impacts 
 

Potential noise impacts are divided into temporary and long term. Temporary impacts are 

typically associated with noise generated by construction activities. Long-term impacts are 

divided into impacts on surrounding land uses generated by the Proposed Project and those 

impacts that occur at the Proposed Project site. 

 

Temporary Construction Impacts 
 

Construction noise represents a short-term impact on ambient noise levels. Noise generated by 

construction equipment, including trucks, graders, bulldozers, concrete mixers and portable 

generators may reach high levels.  

 

Worst-case examples of construction noise at 50 feet are shown in Figure 4.7-4. Typical 

equipment that may be used for this type of project includes graders, scrapers, front loaders, 

trucks, concrete mixers and concrete pumps. The peak noise level for most of the equipment that 

would be used during the construction is 70 to 95 dBA at a distance of 50 feet.  Noise levels at 

further distances would be less than this. Therefore, at 200 feet, the peak construction noise 

levels range from 58 to 83 dBA.  

 

The noise levels shown in Figure 4.7-4 are based on worst-case (i.e. loudest noise) conditions at 

the construction site. Therefore, these noise levels would be used as the basis for predicting the 

worst-case construction noise estimate.  

 

The nearest sensitive land use is the existing residential land uses immediately west of the 

project. Potential construction operations may occur as close as 50 feet from the nearest 

residential buildings with the center of the site being approximately 500 feet. Based on a distance 

of 50 feet, the worst-case unmitigated peak (Lmax) construction noise levels may be 70 to 95 dBA 

at the nearest residence. However, as the construction move toward the center of the project site 

(i.e., 500 feet from homes), the Lmax noise levels would be approximately 50 to 75 dBA. The 

average noise levels (L50) are typically 15 dB lower than the peak noise levels.  Average noise 

levels (L50) at the nearest residence may be in the range of 55 to 80 dBA (L50).  

 

Two schools are located to the south of the project site. The Emmerton Elementary School and 

the Rodriquez Prep Academy are located south of East 20
th

 Street. Potential construction 

operations may occur as close as 50 feet from the nearest school property boundary with the 

center of the site being at approximately 450 feet. Based on a distance of 50 feet, the worst-case 

unmitigated peak (Lmax) construction noise levels may be 70 to 95 dBA at the nearest school 

property boundary. However, as the construction is moved towards the center of the project site 

(i.e., 450 feet from schools), the Lmax noise levels would be approximately 51 to 76 dBA. The 

average noise levels (L50) are typically 15 dB lower than the peak noise levels. Average noise 

levels (L50) at the nearest residence may be in the range of 55 to 80 dBA (L50). 

 

The City’s Noise Ordinance excludes control of construction at all locations throughout the City 

to between the hours of 7:00 a.m. and 8:00 p.m., 7 days of the week. In addition, all mobile 

construction equipment is required to be equipped with properly operating and maintained 

mufflers consistent with manufacturers’ standards. 
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Long-Term Off-Site Impact 
 

Increased traffic caused by the project would result in an increased traffic noise levels along the 
roadways in the vicinity of the project. Traffic data was provided from the traffic analysis 
prepared for the project (Draft Home Depot Traffic Impact Analysis,” Fehr & Peers, August 12, 
2011). 
 

The FHWA noise model was used to determine traffic noise impacts. The FHWA noise model 
utilizes various traffic-flow parameters (e.g. traffic volume, speed, mix, etc.) to predict noise 
levels that result from the operation of motor vehicles on the roadways.  
 

Table 4.7-3 shows traffic noise CNEL level changes on the roadways impacted by the project.  
As shown in Table 4.7-3, the first column shows the project’s contribution to the increase (the 
noise increase is due solely to the Proposed Project). This represents a comparison of the existing 
condition with the opening year plus project condition. The second column shows the cumulative 
noise increase. This represents the change from the existing condition (no project) to the buildout 
case (2030) with project.  
 

Table 4.7-3 

Traffic Noise CNEL Increases (dB) 

Roadway Segment 

 

Column 1 

Increase Due 

to Project 

Column 2 

Cumulative Increase 

Over Existing 

Conditions 

Highland Avenue West of Del Rosa Dr. 0.4 2.6 

 
Del Rosa Dr. to Sterling Ave. 0.6 2.7 

 
Sterling Ave. to I-210 EB Off-Ramp 0.8 2.8 

 
I-210 EB Off-Ramp to Arden Ave. 0.6 2.7 

 
Arden Ave. to Victoria Ave. 0.6 2.6 

 
Victoria Ave. to Orange Ave. 0.6 2.7 

 
East of Orange Ave. 0.6 2.8 

Del Rosa Drive North of Highland 0.1 2.8 

 
South of Highland 0.4 2.9 

Sterling Avenue North of Highland 0.3 2.5 

 
South of Highland 0.4 2.6 

Arden Avenue North of Date St. 0.5 2.6 

 
Date St. to Highland 0.5 2.6 

 
Highland to I-210 EB Off-Ramp 0.9 2.8 

 
I-210 EB Off-Ramp to 20th Street 0.6 2.6 

 
20 Street to Pacific St. 0.6 2.7 

 
South of Pacific St. 0.3 2.5 

Victoria Avenue North of Highland 0.3 2.5 

 
South of Highland 0.3 2.5 

Orange Avenue North of Highland 0.3 2.5 

 
South of Highland 0.3 2.8 

Date Street West of Arden Ave. 0.3 2.4 

 
East of Arden Ave. 0.2 2.4 

Pacific Street West of Arden Ave. 0.3 2.5 

 
East of Arden Ave. 0.4 2.5 
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Column 1 shows that the project itself would result in a very minor change in noise levels along 

all roadways in the area. The increases caused by the project range from 0.1 to 0.9 dB, which 

would not be discernable. Therefore, the traffic generated by the project would not result in a 

significant impact.   

 

Column 2 shows that cumulative CNEL traffic noise levels are projected to increase up to 2.9 dB 

over existing conditions. The project contributes insignificantly to these levels. Therefore, is not 

adding to the cumulative impact. The increases in the cumulative noise levels are due to general 

development in the area, and not the Proposed Project. 

 

The distances to the CNEL contours with future project traffic for the roadways in the vicinity of 

the Proposed Project site is shown in Table 4.7-4. The values shown under the 60, 65 and 

70 CNEL columns represent the distance from the centerline of the roadway to the respective 

contour value. The CNEL at 100 feet from the roadway centerline is also shown. The contours 

do not account for the effect of any noise barriers or topography that may reduce traffic noise 

levels. Refer to Appendix F for the traffic volumes, speeds and traffic mixes used to calculate the 

noise levels. 

 

The noise levels along Highland Avenue, Del Rosa Drive and Sterling Avenue would continue to 

be high and would increase over existing levels. However, the increase in traffic noise is due to 

general development in the area, and the project would not contribute significantly to this 

increase.  The noise from the I-210 would continue to dominate the noise at the project site. 

 

Parking Lot Noise 
 

The proposed parking area would be a source of noise. Sensitive land uses near the project site 

include residential uses to the west (50 feet) and schools buildings located to the south (less than 

150 feet from the parking area).  

 

Traffic associated with parking lots does not typically exceed community noise standards. 

However, the instantaneous maximum sound levels generated by car door slamming, engine 

start-up, alarm activation and car pass-bys may generate impacts to residents. Tire squeal may 

also be a problem depending on the type of parking surface. Estimates of the maximum noise 

levels associated with some parking lot activities are shown in Table 4.7-5. The noise levels are 

for a distance of 50 feet from the source, and are the maximum noise level generated. A range is 

given to reflect the variability of noise generated by various automobile types and driving styles.  

Backup alarms would also be used on forklifts for loading building materials into customer 

vehicles.  Backup alarms are regulated by California Division of Occupational Safety and Health 

(CAL OSHA). Chapter 4, Division of Industrial Safety, Subchapter 4, Construction Safety 

Orders, Article 10, Haulage and Earth Moving, Section 1592, Warning Methods, of the 

California Code of Regulations describe the requirements for back up beepers on construction 

equipment. The regulation requires that “The warning sound shall be of such magnitude that it 

would normally be audible from a distance of 200 feet and would sound immediately on 

backing.” Backup alarms are typically rated to generate 87, 97, 102, and 112 dBA at a distance 

of four feet from the alarm.  Due to the low ambient noise level in the area, an 87 or 97 rated 

alarm would be used for the forklift operations. 
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Table 4.7-4 

Future Project Traffic Noise Levels 

Roadway Segment 

  

CNEL 

@ 100' † 

Distance To CNEL Contour 

from Centerline of Roadway 

(feet) 

70 CNEL 65 CNEL 60 CNEL 

Highland 

Avenue 
West of Del Rosa Dr.  65.1 46 100 217 

 
Del Rosa Dr. to Sterling Ave. 64.9 45 97 210 

 
Sterling Ave. to I-210 EB Off-Ramp 64.2 41 88 190 

 
I-210 EB Off-Ramp to Arden Ave. 67.2 65 141 304 

 
Arden Ave. to Victoria Ave. 67.2 65 141 304 

 
Victoria Ave. to Orange Ave. 64.9 45 98 212 

 
East of Orange Ave.  64.7 44 94 204 

Del Rosa 

Drive 
North of Highland  66.3 56 122 263 

 
South of Highland  65.6 51 110 237 

Sterling 

Avenue 
North of Highland  63.8 38 83 179 

 
South of Highland  63.6 37 81 175 

Arden Avenue North of Date St.  58.8 RW 38 82 

 
Date St. to Highland 60.0 21 46 100 

 
Highland to I-210 EB Off-Ramp 61.9 29 62 134 

 
I-210 EB Off-Ramp to 20th Street 60.1 21 47 101 

 
20 Street to Pacific St. 60.0 21 46 99 

 
South of Pacific St.  58.0 RW 34 74 

Victoria 

Avenue 
North of Highland  64.7 44 95 205 

 
South of Highland  61.9 28 62 134 

Orange 

Avenue 
North of Highland  53.3 RW RW 35 

 
South of Highland  52.6 RW RW 31 

Date Street West of Arden Ave.  48.3 RW RW RW 

 
East of Arden Ave.  47.7 RW RW RW 

Pacific Street West of Arden Ave.  56.8 RW 28 61 

 
East of Arden Ave.  57.8 RW 32 70 

I-210 Adjacent to the Project 83.1 373 804 1,733 

† From roadway centerline 

RW – Noise contour falls within roadway right-of-way.  
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Table 4.7-5 

Maximum Noise Levels Generated By 

Parking Lots (dBA at 50 feet) 

Event Lmax 

Door Slam 60 to 70 

Car Alarm Activation 65 to 70 

Engine Start-up 60 to 70 

Car pass-by 55 to 70 

Back-up beepers 65 to 75 

 

The nearest residences, west of project, 50 feet from the proposed parking spaces, may 

experience a maximum noise level of approximately 70 dBA for car activity and up to 75 dBA 

for backup beeper. The noise levels at the nearest school buildings would be approximately 

10 dB less. Therefore, peak noise levels at the school would be less than 65 dBA. Therefore, no 

impact would occur.   

 

The 70 to 75 dBA noise levels at the residences do not exceed any noise ordinance criteria. 

However, noise may be slightly annoying on occasion at some residences. Noise measurement 

Site 4 (refer to Figure 4.7-3) was measured with an Lmax level of 76.4 dBA. This is above the 

noise level that would occur from parking lot activities, and the parking lot activities would 

generate noise levels well below the noise levels currently occurring at Site 1.  Site 2 is further 

from I-210 and East Highland Avenue and currently experiences lower noise levels. The 

maximum sound level was measured at 66.3 dBA. A car door slam may result in a maximum 

noise level at this location of 70 dBA. This would increase the maximum noise levels 

experienced in this area.  However, it would occur so infrequently that the noise level in terms of 

the CNEL noise scale as used by the City would change much less than 1 dB. Therefore, 

residents in the area around Site 2 would hear parking lot activity, but would not experience a 

significant change in the overall noise level based on the CNEL noise scale. Therefore, a 

significant noise impact is not anticipated as a result of the parking lot activities.  

 

The Noise Element of the General Plan provides guidance on walls around commercial uses 

when they are adjacent to a residential zone.  The Noise Element Policy 14.1.3 states “Require 

that all parking for commercial uses abutting residential areas be enclosed within a structure, 

buffered by walls, and/or limited hours of operation.” An 8-foot retaining/screening wall is 

shown along the western perimeter of the site plan.  This wall would satisfy the intention of the 

guidance in the Noise Element. The wall would reduce noise levels 5 to 8 dB at the nearby 

residences. 

 

Truck Delivery Noise 

 

Truck deliveries would travel along the west side of the project within approximately 50 feet of 

existing residences. Trucks would also travel along the south edge of the project site 

approximately 150 feet from the nearest school buildings. Truck deliveries to Home Depot and 
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Major 1 (Super Market) would use this route. Other business in the center would likely not use 

this route. Home Depot anticipates a maximum of 4.2 truck deliveries per day and these could 

occur between 6 a.m. and 7 p.m.  Major 1 is project to have a maximum of 2.33 truck deliveries 

per day, and these could occur between 6 a.m. and 3 p.m.  Noise Element Policy 14.1.4 states, 

“Prohibit the development of new or expansion of existing industrial, commercial, or other uses 

that generate noise impacts on housing, schools, health care facilities or other sensitive uses 

above a Ldn of 65 dB(A).” Therefore 65 Ldn is the critical noise level for truck deliveries.  

  

If it was assumed that all truck deliveries (i.e., 6.53 per day) would occur before 7 a.m., which is 

during the nighttime period, then the Ldn noise levels at the residences would be 50.2 dBA. This 

is below the City criteria of 65 Ldn. Using the same assumptions would result in a projected 

noise level of 43 Ldn at the nearest school buildings. This is below the City criteria of 65 Ldn. 

 

Chapter 8.54.050(B) of the Municipal Code limits loading and unloading of vehicles to certain 

hours. The section limits certain activities to the hours of 7 a.m. to 8 p.m.  Included in the list of 

activities is “Load or unload any vehicle, or operate or permit the use of dollies, carts, forklifts, 

or other wheeled equipment that causes any impulsive sound, raucous, or unnecessary noise 

within one thousand (1,000) feet of a residence.” Chapter 8.54 Noise Control is primarily a 

nuisance noise ordinance, not intended to guide land development projects.  Section 8.54.060(B) 

exempts noises that are part of a lawful commercial or industrial business in an area zoned for 

such activity. Therefore, the loading time limitations would not apply if not needed to mitigate 

noise to acceptable levels. As the noise levels would be acceptable without mitigation, the time 

limitations are not needed. 

 

Long-Term On-Site Impacts 

 

The primary source of noise impacting the project site would be traffic on the I-210. The 

distances to the future 60, 65 and 70 CNEL contours for the roadways adjacent to the Proposed 

Project are shown in Table 4.7-4. The modeled on-site CNEL noise contours are shown in 

Figure 4.7-5. 

 

As shown in Figure 4.7-5 the noise levels at the project site are projected to range from slightly 

above 75 CNEL to less than 65 CNEL. The highest noise level is at Pad 4 with a projected noise 

level of approximately 76 CNEL. For interior spaces to achieve 55 CNEL for commercial and 

retail uses, the outdoor-to-indoor noise attenuation provided by the building on Pad 4 needs to be 

at least 21 dB. Commercial buildings with standard construction typically achieve an outdoor to 

indoor noise reduction of between 20 to 25 dB. Therefore, the interior space for the building on 

Pad 4 would have an acceptable indoor noise environment without further building upgrades. All 

buildings for the project would achieve acceptable indoor noise levels without additional 

building upgrades. 

 

Implementation of the following mitigation measure would reduce short term construction 

impacts to a less than significant level. 

 



O
N

-S
IT

E 
N

O
IS

E 
LE

V
EL

S
H

ig
h
la

n
d
 M

a
rk

et
p
la

ce
 E

IR
C

ity
 o

f 
Sa

n 
Be

rn
a

rd
in

o,
 C

a
lif

or
ni

a

FI
G

U
R

E 
4.

7-
5

LI
LB

UR
N

C
 O

 R
 P

 O
 R

 A
 T

 I
 O

 N

So
u
rc

e:
 M

es
tr

e 
G

re
ve

 A
ss

oc
ia

te
s,
 1

0
/2

0
1

1
.

Mary
Text Box
4.7-21



4.7 Noise Environmental Impact Evaluation 

12/20/2011 Highland Marketplace Draft EIR 4.7-22 

Mitigation Measure N-1: 

 

Control of Construction Hours – All construction activities shall be limited to the allowable 

hours of 7:00 a.m. and 8:00 p.m.   

 

Level of Significance After Mitigation:  

 

The noise impact of the Proposed Project on the project vicinity is anticipated to be less than 

significant with the implementation of the recommended Mitigation Measure N-1 
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4.8 TRAFFIC AND CIRCULATION 

 

4.8.1 Introduction 

 

This section of the EIR summarizes the results of a Traffic Impact Analysis entitled Home Depot 

Traffic Impact Analysis prepared by Fehr & Peers, August 12, 2011. Included in this section is a 

description of the existing circulation system that would provide access to and from the project 

site; identification of standards of significance; impact analysis; and recommendation of 

mitigation measures to reduce any potentially significant impacts. The Traffic Impact Analysis 

(TIA) is included in Appendix H. 

 

4.8.2 Environmental Setting 

 

The Proposed Project is located at the southwest corner of Arden Avenue & Highland Avenue in 

the City of San Bernardino. Interstate 210 (I-210) overpasses run diagonally adjacent to the 

project site, with two freeway ramps that provide direct access to the project site. South of the 

site is Col. Joseph C. Rodriguez Prep Academy and Emmerton Elementary School. Adjacent 

south is a large soccer complex that routinely hosts weekend soccer tournaments. Adjacent east 

is a large apartment complex.   

 

The site is currently vacant. However, it previously contained 296 multi-family dwelling units. 

The Proposed Project is a shopping center anchored by a Home Depot (a retailer of home 

improvement and construction products and services store), retail shops, a gas station, a bank, 

and a fast food restaurant. The project will include approximately 214,000 square feet of leasable 

space. The project is anticipated to open in June 2013.  

 

4.8.3 Applicable Policies, Plans and Policies 

 

The City of San Bernardino General Plan includes the following goals and policies related to 

Traffic and Circulation that pertain to the Proposed Project (refer to page 6-23 of the General 

Plan):  

 

Goal 6.2: Provide a well-maintained street system.  

 

Policies  

 

6.2.3  Keep traffic in balance with roadway capacity by requiring traffic studies to 

identify local roadway and intersection improvements necessary to mitigate the 

traffic impacts of new developments and land use changes. (LU-1) 

 

6.2.5  Design roadways, monitor traffic flow, and employ traffic control measures (e.g. 

signalization, access control, exclusive right and left turn-turn lanes, lane 

stripping, and signage) to ensure City streets and roads continue to function 

within [the] Level of Service standards.  

 

6.2.7 Install new signals as warranted. 
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Goal 6.3: Provide a safe circulation system.  

 

Policies 

 

6.3.4  Require appropriate right-of-way dedications of all new developments to facilitate 

construction of roadways shown on the Circulation Plan. (LU-1) 

 

6.3.7  Require that adequate access be provided to all developments in the City 

including secondary access to facilitate emergency access and egress. (LU-1) 

 

Goal 6.4: Minimize the impact of roadways on adjacent land uses and ensure compatibility 

between land uses and highway facilities to the extent possible.  

 

Policies 

 

 6.4.8  Develop appropriate protection measures along routes frequently used by trucks 

to minimize noise impacts to sensitive land uses including but not limited to 

residences, hospitals, schools, parks, daycare facilities, libraries, and similar uses. 

(LU-1) 

 

Goal 6.5: Develop a transportation system that reduces conflicts between commercial trucking, 

private/public transportation, and land uses.  

 

Policies 

 

 6.5.4  Require that on-site loading areas minimize interference of truck loading activities 

with efficient traffic circulation on adjacent roadways. (LU-1)  
 

 

Goal 6.6: Promote a network of multi-modal transportation facilities that are safe, efficient, and 

connected to various points of the City and the region. 

 

Policies 

 

6.6.1: Support the efforts of regional, state, and federal agencies to provide additional 

local and express bus service in the City. 

 

6.6.2: In cooperation with Omnitrans, require new development to provide transit 

facilities, such as bus shelters and turnouts, as necessary and warranted by the 

scale of the development.  

 

6.6.3:  Encourage measures that will reduce the number of vehicle-miles traveled during 

peak periods, including the following examples of these types of measures: 

 Incentives for car-pooling and vanpools 

 Preferential parking for car-pools and vanpools 

 An adequate, safe, and interconnected system of pedestrian and bicycle 

paths 
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4.8.4  Project Impact Analysis and Mitigation Measures 

 

4.8.4.1 Thresholds of Significance 

 

The Initial Study Checklist for the Proposed Project was completed and circulated with a Notice 

of Preparation (NOP) to identify potential environmental impacts that could occur as a result of 

the Proposed Project. The Checklist identifies the primary thresholds of significance relating to 

CEQA issues. The Proposed Project would result in a significant impact to 

transportation/circulation if it would: 

 

 Conflict with an applicable plan, ordinance or policy establishing measures of 

effectiveness for the performance of the circulation system, taking into account all modes 

of transportation including mass transit and non-motorized travel and relevant 

components of the circulation system, including but not limited to intersections, streets, 

highways and freeways, pedestrian and bicycle paths. 

 Conflict with an applicable congestion management program, including but not limited to 

level of service standards and travel demand measures, or other standards established by 

the county congestion management agency for designated roads and highways.  

 Result in a change in air traffic patterns, including either an increase in traffic levels or a 

change in location that results in substantial safety risks. 

 Substantially increase hazards due to a design feature (e.g., sharp curves or dangerous 

intersections) or incompatible uses (e.g., farm equipment). 

 Result in inadequate emergency access. 

 Conflict with adopted policies plans, or programs regarding public transit, bicycle, or 

pedestrian facilities, or otherwise decrease the performance or safety of such facilities.  

 

Impact Analysis 

 

As documented in the Project Scoping Form, 11 study intersections were evaluation in 

collaboration with City staff; refer to Appendix H for additional information. The study 

intersections are as follows and are shown on Figure 4.8-1: 

   

1. Del Rosa Drive & Highland Avenue 

2. Sterling Avenue & Highland Avenue 

3. I-210 Eastbound Off-Ramp & Highland Avenue 

4. Arden Avenue & Highland Avenue (including the westbound I-210 on-ramp) 

5. I-210 Westbound Off-Ramp & Highland Avenue 

6. Victoria Avenue & Highland Avenue 

7. Orange Avenue & Highland Avenue 

8. Arden Avenue & Date Street 

9. Arden Avenue & I-210 Eastbound On-Ramp 

10. Arden Avenue & 20
th

 Street 

11. Arden Avenue & Pacific Street 
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The following scenarios are consistent with the City of San Bernardino Traffic Impact Analysis 

Guidelines and the requirements set forth in the San Bernardino County Congestion Management 

Program (CMP): 

 

 Existing Conditions – Consists of existing (April and July 2011) counts collected at the 

study intersection locations.  Existing counts were conducted on Tuesday, April 26, 2011 

from 7:00 to 9:00 AM for the morning peak hour, 4:00 to 6:00 PM for the evening peak 

hour, and on Saturday, July 23, 2011 from 12:00 to 2:00 PM for the weekend peak hour. 

 

 Project Opening Year (2013) Base Conditions – Consists of the Existing Conditions 

traffic volumes plus an annual growth factor of three percent per year over the two-year 

period between the existing counts and the project opening year. 

 

 Project Opening Year (2013) With Project Conditions – Consists of Project Opening 

Year (2013) Base Conditions with traffic generated from the Proposed Project.   

 

 Future Build-Out Year (2030) Base Conditions – Consists of Existing Conditions traffic 

volumes plus a three percent per year growth factor plus traffic generated from approved 

and pending projects in the Proposed Project’s vicinity.  

 

 Future Build-Out Year (2030) With Project Conditions – Consists of Future Build-Out 

Year (2030) Base Conditions with traffic generated from the Proposed Project. 

 

These scenarios were evaluated during the weekday morning, weekday evening, and weekend 

mid-day peak hours. Refer to Appendix H for the intersection data sheets for all analyzed 

intersections. 

 

Methodology 

 

The analysis of the intersections methodology was based on empirical research conducted by the 

Transportation Research Board and other authorities. Signalized and unsignalized intersection 

operations were evaluated using methodologies provided in Highway Capacity Manual (HCM 

2000) (Transportation Research Board), are considered the state-of-the-practice methodologies 

for evaluating intersection operations. This is consistent with the City of San Bernardino and 

CMP analysis requirements.   

 

The HCM 2000 methodology for signalized and all-way stop-controlled intersections estimates 

the average control delay for the vehicle at the intersection. For side-street stop-controlled 

intersections, the methodology estimates the control delays for each turning movement and 

identifies the delay for the longest delayed approach (if there is a shared lane, delay is averaged 

for all turning movements from that lane). As the quantitative delay estimates are complete, the 

methodology assigns a qualitative letter grade that represents the operations of the intersection. 

These grades range from level of service (LOS) A (minimal delay) to LOS F (excessive 

congestion).  LOS E represents at-capacity operations. Descriptions of the LOS for signalized 

and unsignalized intersections are shown in Table 4.8-1. 
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Table 4.8-1 

Grades for Signalized and Unsignalized Intersections 

Level of 

Service 
Description 

Signalized Delay 

(Seconds) 

Unsignalized 

Delay 

(Seconds) 

Volume-to-

Capacity (V/C) 

Ratio 

A 

Operations with very low delay occurring 

with favorable progression and/or short 

cycle length. 

< 15.0 < 10.0 0.000-0.600 

B 

Operations with low delay occurring with 

good progression and/or short cycle 

lengths. 

> 15.0 to 25.0 >10.0 to 15.0 0.601-0.700 

C 

Operations with average delays resulting 

from fair progression and/or longer cycle 

lengths.  Individual cycle failures begin to 

appear. 

> 25.0 to 35.0 >15.0 to 25.0 0.701-0.800 

D 

Operations with longer delays due to a 

combination of unfavorable progression, 

long cycle lengths, or high V/C ratios.  

Many vehicles stop and individual cycle 

failures are noticeable. 

> 35.0 to 55.0 >25.0 to 35.0 0.801-0.900 

E 

Operations with high delay values 

indicating poor progression, long cycle 

lengths, and high V/C ratios.  Individual 

cycle failures are frequent occurrences. 

> 55.0 to 80.0 >35.0 to 50.0 0.901-1.000 

F 

Operation with delays unacceptable to 

most drivers occurring due to over 

saturation, poor progression, or very long 

cycle lengths. 

> 80.0 >50.0 
Greater than 

1.000 

 Source: Highway Capacity Manual (Transportation Research Board, 2000). 
 

Synchro software version 6.14 was used to calculate delays and associated LOS for signalized 

and unsignalized intersections, 

 

Per the County CMP requirements, the following assumptions were included in the LOS 

assessment: 

 

 2% heavy vehicles at the study intersections 

 Existing and Opening Year peak hour factor (PHF) was based on the counts collected 

 Future Build-Out Year PHF is 0.95 

 Existing and Opening Year saturation flow rates assumed to be: 

o 1800 for exclusive through and exclusive right 

o 1700 for exclusive left 

o 1600 for dual lefts 

 Future Build-Out Year saturation flow rates assumed to be: 

o 1900 for exclusive through and exclusive right 

o 1800 for exclusive left 

o 1700 for dual lefts 

 Existing signal timings based on timing data received from City staff and The California 

Department of Transportation (Caltrans). 



Environmental Impact Evaluation  4.8 Traffic and Circulation 

 

Highland Marketplace Draft EIR 4.8-7 12/20/2011 

 For Future Build-Out Year, timing splits were optimized and a maximum cycle length of 

130 seconds was utilized 

 

Travel Demand Forecasting 

 

The San Bernardino Traffic Study guidelines contain the following language: 

 

Use of the City’s East Valley Travel Forecast Model or other approved model may be 

required to determine the future traffic volumes and growth.  In the absence of traffic 

model information, the future build-out year base traffic volumes shall be estimated using 

an annual growth factor of 3 percent per year, unless a different rate can be justified and 

is approved and/or required by the City Engineer. 

 

The use of a locally valid Travel Demand Forecasting (TDF) model estimates the change in 

volume of a roadway given changes in land use and changes in the transportation network.  

Therefore, the model developed for the City of San Bernardino’s general plan, the East Valley 

travel forecasting model, and the Southern California Association of Governments (SCAG) 

model; all of which include the San Bernardino area were reviewed.  Refer to Appendix H for 

additional information on methodology.  

 

Consistent with the City’s guidelines, a 3 percent per year growth rate was added to existing 

traffic volumes to reflect future traffic conditions. Trips from approved and pending projects in 

the project study area were also applied to future year forecasts.   

 

Significance Criteria 

 

The following significance criteria were used to determine if the project would cause significant 

traffic impacts. The criteria are based on the City’s General Plan, the City’s Traffic Impact 

Analysis Guidelines, and the County’s CMP.   

 

The City considers traffic impacts at intersections to be “significant” if the following volume-to-

capacity (V/C) ratios occur between the “without project” and “with project” conditions. Refer to 

Table 4.8-2 for significance criteria. 

.  

Table 4.8-2 

Significance Criteria 

Level of Service V/C Difference 

C > 0.0400 

D > 0.0200 

E,F > 0.0100 
Source: City of San Bernardino Traffic Impact Study  

Guidelines (2004) and Highway Capacity Manual 

 (Transportation Research Board, 2000). 

 

For unsignalized intersections, a traffic impact is considered to be “significant” if the addition of 

project-generated traffic degrades operations below LOS C (i.e. LOS, D, E, and F) and the 

project adds traffic such that it satisfies the Peak Hour Signal Warrant. 
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Existing Conditions 

 

Regional access to the project site is provided by I-210. Local access is provided by Highland 

Avenue, Arden Avenue, Del Rosa Drive, Sterling Avenue, Victoria Avenue, Orange Street, Date 

Street, and Pacific Street. A discussion of each of these roadways is as follows: 

 

Regional Roads 
 

 I-210 Freeway – I-210 begins in Pasadena and extends southeast through the City of San 

Bernardino before terminating at its junction with Interstate 10 (I-10) in the City of 

Redlands. Through the study area, I-210 is generally a two- to three-lane freeway. Access 

to the project site is provided at interchanges with Highland Avenue. The project 

proposes to position one of its driveways on the northern extent of the project directly 

across from the I-210 eastbound off-ramp. A driveway on the east extent directly across 

from the I-210 eastbound on-ramp, is also proposed. 

 

Local Access Roads 
 

 Highland Avenue – Highland Avenue is an east/west divided road with two lanes in 

each direction.  It extends from Easton Street to the west and curves south, east of I-210 

where into Weaver Street, and ends at Greenspot Road. I-210 has a freeway interchange 

at Highland Avenue to the project site. The posted speed limit on Highland Avenue is 40 

miles per hour (mph). Highland Avenue is classified as a Major Arterial in the City of 

San Bernardino General Plan.  

 

 Arden Avenue – Arden Avenue is north/south divided road with two lanes in the 

northbound direction and one lane in the southbound direction south of the I-210 

eastbound on-ramp.  Between Highland Avenue and the I-210 eastbound on-ramp, Arden 

Avenue is an undivided roadway with three lanes in each direction. North of Highland 

Avenue, Arden Avenue is an undivided roadway with one lane in each direction. It 

extends from Mesquite Drive to the north and ends south of Pacific Street to the south.  

The posted speed limit on Arden Avenue is 25 mph next to the project site and 35 mph at 

Date Street. Arden Avenue is classified as a Secondary Arterial in the City of San 

Bernardino General Plan. 

 

 Del Rosa Drive – Del Rosa Drive is a north/south divided road with two lanes in each 

direction. It extends from Bonita Vista Drive to the north and ends at Harry Shepard 

Boulevard to the south. Del Rosa Drive is a direct connector to the I-210 northwest of the 

project site. The posted speed limit on Del Rosa Drive is 45 mph. Del Rosa Drive is 

classified as a Major Arterial in the City of San Bernardino General Plan. 

 

 Sterling Avenue – Sterling Avenue is a north/south divided road with two lanes in each 

direction. It extends from Daley Canyon Road to the north and ends at 3
rd

 Street to the 

south. The posted speed limit on Sterling Avenue is 40 mph. Sterling Avenue is classified 

as a Major Arterial in the City of San Bernardino General Plan.  
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 Victoria Avenue – Victoria Avenue is a north/south divided road with one lane in each 

direction north of Highland Avenue and two lanes in each direction south of Highland 

Avenue.  It extends from Amber Hill Drive to the north and ends at 3
rd

 Street to the south.  

The posted speed limit on Victoria Avenue is 40 mph. Victoria Avenue is classified as a 

Secondary Arterial in the City of San Bernardino General Plan. 

 

 Orange Street – Orange Street is a north/south divided road with one lane in each 

direction. It extends from just north of Piedmont Drive to the north and ends at 13
th

 Street 

to the south. The posted speed limit on Orange Street is 25 mph. Orange Street is 

classified as a Collector in the City of San Bernardino General Plan. 

 

 Date Street – Date Street is an east/west divided road with two lanes in each direction. It 

extends west to Del Rosa Drive where it continues west, south of I-210 and ends east of 

Rockford Avenue. The posted speed limit on Date Street is 25 mph. Date Street is 

classified as a Collector in the City of San Bernardino General Plan. 

 

 Pacific Street – Pacific Street is an east/west undivided residential road with one lane in 

each direction. It extends from Perris Hill Park Road to the west and continues east where 

it overpasses the I-210 and ends at Grove Avenue. The posted speed limit on Pacific 

Street is 25 mph. Pacific Street is classified as a Secondary Arterial in the City of San 

Bernardino General Plan. 

 

Site Access 

 

There are six (6) access points for the proposed shopping center as follows: 

 

 Highland Avenue accesses (3):   

 

o The western access, a right-turn for both inbound and outbound vehicles. 

o A full access driveway located opposite to I-210 eastbound off-ramp. The 

northbound approach of this intersection is designed to prohibit vehicles from 

entering the off-ramp. 

o The eastern access is a right-turn only ingress driveway between Retail Pad 3 and 

Retail Pad 4. Refer to Figure 3-4, Conceptual Site Plan of Chapter 3, the Project 

Description for Pad locations. 

 

 Arden Avenue access (1) – Full access driveway on Arden Avenue, forming the fourth 

leg of the Arden Avenue/I-210 eastbound on-ramp. 

 

 20
th

 Street access (2) - Two driveways provide passenger vehicle access to 20
th

 Street.   

 

Traffic Volumes and Lane Configurations 

 

Traffic counts at the study intersections were collected in April 2011 during the morning (7:00 to 

9:00 AM) and evening (4:00 to 6:00 PM) peak hours, and in July 2011 during the mid-day 

(12:00 to 2:00 PM) weekend peak hour. Refer to Figure 4.8-2 for the existing lane configurations 
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and traffic volumes at the study intersections. Refer to Appendix H for existing traffic counts 

data sheets. 

 

Existing traffic volumes, lane configurations, and signal timing information were evaluated for 

the existing AM/PM, and weekend peak hour conditions. Refer to Table 4.8-3 for the 

summarized results. Refer to Appendix H for the technical calculations. 

  

Table 4.8-3 

Existing Conditions 

Intersection LOS 

Intersection Control 
AM Peak Hour PM Peak Hour 

Saturday Peak 

Hour 

Delay1 LOS Delay LOS Delay LOS 

1. Del Rosa Drive & Highland Avenue2 Signalized 27.2 C 31.7 C 25.7 C 

2. Sterling Avenue & Highland Avenue2 Signalized 28.1 C 32.4 C 27.8 C 

3. I-210 Eastbound Off-Ramps & Highland 

Avenue2 
Signalized 38.5 D 41.5 D 60.5 E 

4. I-210 Westbound On-Ramps/Arden Avenue & 

Highland Avenue2 
Signalized 42.8 D 23.4 C 24.4 C 

5. I-210 Westbound Off-Ramps & Highland 

Avenue2 
Signalized 8.4 A 10.5 B 9.5 A 

6. Victoria Avenue & Highland Avenue2 Signalized 21.4 C 27.1 C 25.7 C 

7. Orange Avenue & Highland Avenue Signalized 19.4 B 11.1 B 10.5 B 

8. Arden Avenue & Date Street SSSC4 19.8 C 17.0 C 14.7 B 

9. Arden Avenue & I-210 Eastbound On-Ramps Signalized 6.9 A 12.1 B 6.9 A 

10. Arden Avenue & 20th Street Signalized 15.3 B 5.2 A 4.3 A 

11. Arden Avenue & Pacific Street Signalized 18.0 B 10.4 B 8.8 A 

Notes:  

1- Delay for intersections based on application of 2000 Highway Capacity Manual Methodology.  Delay was calculated using 

Synchro 6.0 software.   

2-  CMP intersection 

3-  V/C = Volume to Capacity ratio.  Note – V/C is not calculated for unsignalized intersections. 

4-    Side street stop control. 

Source: Fehr & Peers, 2011 

 

As shown in Table 4.8-3, most of the intersections operate at acceptable LOS C or better during 

the peak hours. However, the following intersections operate at LOS D during the peak hours: 

 

 I-210 Eastbound Off Ramp/Highland Avenue – LOS D or E during the AM, PM and 

Saturday peak hours 

 

 I-210 Westbound On-Ramp/Arden Avenue/Highland Avenue – LOS D during the AM 

peak hour 

 



EXISTING LANE CONFIGURATIONS and
PEAK HOUR TRAFFIC VOLUMES

FIGURE 4.8-2
LILBURN
C O R P O R A T I O N

Source: Fehr & Peers, 2011.
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4.8.4.2 Impacts Determined To Have No Impact 

 

The Initial Study Checklist that was circulated with a Notice of Preparation (NOP) and identified 

the following threshold areas where no impacts would occur as a result of the Proposed Project. 

No additional information was received during the NOP review period to change the conclusions 

of the Initial Study. 

 

Result in a change in air traffic patterns, including either an increase in traffic levels or 

a change in location that results in substantial safety risks. 

 

The Project Site does not occur in the San Bernardino International Airport Influence Area as 

shown in Figure LU-4 of the City’s General Plan. No impacts to air traffic patterns, including 

either an increase in traffic levels or a change in location of air traffic would result and no further 

analysis in the EIR is warranted. 

 

Result in inadequate emergency access. 

 

Project implementation would not impact emergency access. Site plans are required to meet all 

City design standards and are reviewed by City Planning, Building & Safety, and Fire 

Departments to ensure adequate emergency access is provided. No impacts are anticipated.  

 

Conflict with adopted policies plans, or programs regarding public transit, bicycle, or 

pedestrian facilities, or otherwise decrease the performance or safety of such facilities.  

 

There are three transit lines that currently operate in the study area. There is currently a bus stop 

located at the Highland Avenue / Guthrie Street intersection which provides access from the 

project site to Route 3/4.  Route 1 is accessible via a transit stop on Sterling Avenue at Highland 

Avenue, and Route 5 is accessible via a transit stop on Del Rosa Avenue at Highland Avenue. 

The lines, operated by Omnitrans, are described as follows: 

 

 Route 1 – Route 1 (ARMC-San Bernardino-Del Rosa Route) provides service from 

Lynwood Drive diagonally southwest past the I-215 freeway to Valley Boulevard along 

various roads, connecting the City of San Bernardino and City of Colton.  In the project 

study area, Route 1 travels from Sterling Avenue to Highland Avenue to Valencia 

Avenue where it proceeds to the City of Colton. Service is provided at 15- and 30-minute 

headways on weekdays and at 30-minute headways on weekends. Service runs from 

approximately 5AM-11 PM on weekdays and 6AM-7:30PM on weekends.   

 

 Routes 3/4 – Routes 3/4 (Baseline – Highland-San Bernardino) run almost identical 

routes, but in the counter-clockwise direction on Route 3 and in the clockwise direction 

on Route 4. The bus route provides round-trip service along various roads in the City of 

San Bernardino that include Highland Avenue to the north, 2
nd

 Street and Baseline Street 

to the south, Medical Center Drive to the west and Boulder Avenue to the east. In the 

project study area, the route travels along Highland Avenue from Medical Center Drive 

to Boulder Avenue. Service is provided at 20-minute headways every day. Route 3, 

service runs from approximately 4:30AM-11PM on weekdays and 6AM-7PM on 
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weekends, while Route 4 runs from 4:30AM-11PM on weekdays and 6:30AM-7:30PM 

on weekends.  

 

 Route 5 – Bust Route 5 (San Bernardino-Del Rosa-Cal State) provides service from Cal 

State University of San Bernardino diagonally southeast to Del Rosa Drive then 

southwest toward the Carousel Mall on E Street along various roads.  In the project study 

area, Bus Route 5 travels along Del Rosa Drive from Eureka Street to
 
the north to Pacific 

Street to the south. Service is provided at 30-minute headways on weekdays and at 60-

minute headways on weekends. Service runs from approximately 5AM-10:30PM on 

weekdays and 7AM-6:30PM on Saturdays and 6:30AM-7:30PM on Sundays.   

  

The City of San Bernardino General Plan contains several references to public transit in the 

policy statements including Policies 6.6.1, 6.6.2, and 6.6.3. The project is consistent with these 

policy statements through existing bus stops located along Highland Avenue and preferential 

parking for carpools and alternative fuel vehicles. The pedestrian network in the study area 

consists of sidewalks and pedestrian crosswalks, with appropriate pedestrian crossing controls, at 

signalized intersections. 

 

The Proposed Project would not conflict with existing policies regarding alternative 

transportation, and no increased hazards to bicyclists or pedestrians would result. No impact is 

anticipated. 

 

4.8.4.3  Impacts Determined To Have Potentially Significant Impacts 

 

Conflict with an applicable plan, ordinance or policy establishing measures of 

effectiveness for the performance of the circulation system, taking into account all 

modes of transportation including mass transit and non-motorized travel and relevant 

components of the circulation system, including but not limited to intersections, streets, 

highways and freeways, pedestrian and bicycle paths. 

 

Conflict with an applicable congestion management program, including but not limited 

to level of service standards and travel demand measures, or other standards 

established by the county congestion management agency for designated roads and 

highways.  

 

Substantially increase hazards due to a design feature (e.g., sharp curves or dangerous 

intersections) or incompatible uses (e.g., farm equipment). 

 

Impact TC-1: 

 

The Proposed Project would increase vehicle trips, and impact the level of service along 

arterial streets, highways and intersections. This would be a potentially significant 

impact. 
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Opening Year (2013) No Project   

 

Opening Year (2013) analyzes the intersection conditions with the addition of ambient growth 

per year from the existing volumes to 2013. Opening Year (2013) also includes traffic from the 

previous 296 unit multi-family use. A 3% ambient growth per year (equal to 6.09%) was applied 

to the existing conditions volumes per City of San Bernardino Traffic Impact Study Guidelines. 

Opening year (2013) with the multi-family use, peak hour traffic volumes for the study 

intersections are shown on Figure 4.8-3. Intersection LOS analysis for Opening Year (2013) are 

shown in Table 4.8-4. Refer to Appendix H for analysis data sheets. As shown in Table 4.8-4, 

most of the study intersections will continue to operate at LOS C or better, with the exception of 

the following three intersections: 

 

 Sterling Avenue/Highland Avenue – LOS D during the PM peak hour 

 

 I-210 Eastbound Off Ramp/Highland Avenue – LOS D during the AM and PM peak 

hours; LOS E during the weekend peak hour 

 

 I-210 Westbound On-Ramp/Arden Avenue/Highland Avenue – LOS D during the AM 

peak hour 

 

Table 4.8-4 

Opening Year (2013) No Project 

Intersection LOS 

Intersection Control 
AM Peak Hour PM Peak Hour Weekend Peak Hour 

Delay
1 

LOS V/C
3
 Delay

1
 LOS V/C

3
 Delay LOS V/C 

1. Del Rosa Drive & Highland Avenue
2
 Signalized 27.8 C 0.42 32.4 C 0.61 27.5 C 0.56 

2. Sterling Avenue & Highland Avenue
2
 Signalized 28.5 C 0.50 36.2 D 0.62 27.7 C 0.49 

3. I-210 Eastbound Off-Ramps & 

Highland Avenue
2
 

Signalized
 

43.4 D 0.53 49.6 D 0.73 76.6 E 0.75 

4. I-210 Westbound On-Ramps/Arden 

Avenue & Highland Avenue
2
 

Signalized 49.6 D 0.83 26.5 C 0.65 30.4 C 0.71 

5. I-210 Westbound Off-Ramps & 

Highland Avenue
2
 

Signalized 8.6 A 0.44 11.5 B 0.62 10.9 B 0.55 

6. Victoria Avenue & Highland Avenue
2
 Signalized 23.3 C 0.55 29.2 C 0.65 32.6 C 0.61 

7. Orange Avenue & Highland Avenue Signalized 19.1 B 0.36 11.3 B 0.37 8.6 A 0.28 

8. Arden Avenue & Date Street SSSC4 21.9 C n/a 18.3 C n/a 15.6 C n/a 

9. Arden Avenue & I-210 Eastbound On-

Ramps 
Signalized 7.2 A 0.45 12.0 B 0.40 13.3 B 0.38 

10. Arden Avenue & 20
th

 Street Signalized 33.8 C 0.90 7.0 A 0.39 6.4 A 0.22 

11. Arden Avenue & Pacific Street Signalized 19.8 B 0.70 10.5 B 0.36 9.1 A 0.27 

Notes:  

1- Delay for intersections based on application of 2000 Highway Capacity Manual Methodology.  Delay was 

calculated using Synchro 6.0 software.   

2-  CMP intersection 

3-  V/C = Volume to Capacity ratio.  Note – V/C is not calculated for unsignalized intersections. 

4-    Side street stop control. 

Source: Fehr & Peers, 2011 
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Opening Year (2013) With Project   

 

Opening Year (2013) With Project analyzes the opening year (2013) conditions plus the project.  

Traffic volumes were estimated using Trip Generation, Trip Distribution, and Trip Assignment.  

 

Project Trip Generation 

 

Project trip generation was calculated by applying standard trip generation rates, based on ITE’s 

Trip Generation 8
th

 Edition, 2008. Use of these rates is consistent with state of the practice 

procedures for estimating traffic impacts. According to the ITE Trip Generation Handbook, 

2004, the number of trips a proposed land use generates can be reduced by a specified percentage 

to account for travelers that would have already been on travelling on an adjacent or near-by 

street to the project. These “pass-by” and “diverted-link” trips would affect the project and 

Caltrans ramps, but not the adjacent roadway traffic external to the project site. Therefore these 

trips are estimated and accounted for separately. Refer to Table 4.8-5 for the trip generation 

estimates for the Proposed Project.   

Table 4.8-5 

Project Trip Generation 

Land Use Size Unit 

Trip Generation1 

Daily 

AM Peak Hour PM Peak Hour Weekend Peak Hour 

Inbound Outbound Total Inbound Outbound Total Daily Inbound Outbound Total 

Home 

Improvement 

Superstore 

136.09 ksf 4,055 98 74 171 155 168 323 

7,719 313 301 614 

Pass-By/Diverted Link Trips -1,947 -41 -41 -82 -77 -77 -155 2,007 -80 -80 -160 

Total 2,109 57 33 89 77 90 168 5,712 233 221 454 

Shopping 

Center 

57.67 ksf 2,476 35 22 58 105 110 215 

2,476 147 135 282 

Pass-By/Diverted Link Trips -842 -10 -10 -20 -37 -37 -73 -664 -37 -37 -73 

Total 1,634 25 13 38 69 73 142 1,832 110 99 209 

Gas Station/ 

Convenience 

Mart 

12 Fueling 

Stations 

1,953 61 61 122 80 80 161 

1,953 61 61 122 

Pass-By/Diverted Link Trips -1,231 -38 -38 -77 -53 -53 -106 -508 -16 -16 -32 

Total 723 23 23 45 27 27 55 1,445 45 45 90 

Bank with 

Drive-Thru 

4.56 ksf 676 32 25 56 59 59 118 

394 63 58 121 

Pass-By/Diverted Link Trips -318 -13 -13 -26 -28 -28 -55 -102 -16 -16 -31 

Total 358 18 12 30 31 31 62 291 47 42 90 

Fast-Food/ 

Drive-Thu 

3.5 ksf 1,736 88 85 173 62 57 118 

2,527 106 102 208 

Pass-By/Diverted Link Trips -868 -42 -42 -85 -30 -30 -59 -657 -27 -27 -54 

Total 868 46 42 88 32 27 59 1,870 79 75 154 

Trip Generation Total: 10,897 314 267 580 461 473 934 15,069 690 657 1,347 

Pass-By/Diverted Link Trip 

Total: 

-5,205 -145 -145 -290 -224 -224 -448 -3,918 -175 -175 -350 

Multi-Family Use Trips 

Reduced: 

-1,719 -22 -108 -130 -108 -51 -159 -1,678 -75 -64 -139 

Total Net New Trip Generation 3,973 147 14 160 129 198 327 9,473 440 418 858 

Notes:  

1- Trip generations and pass-by rates calculated from ITE Trip Generation (8th edition, 2008) and Trip Generation Handbook 

(2nd edition, 2004) Categories 820, 862, 912, 934, and 945. 

2- Pass-by trips adjusted to maintain balanced inbound and outbound trips.  AM and daily pass-by rates assumed to be identical 

to PM pass-by for Home Improvement Superstore, Shopping Center, and drive-through bank (no data is available from ITE). 

Source: Fehr & Peers, 2011 
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The Proposed Project was assumed to consist of the following uses: 

 

 Home Depot Store – The Home Depot store is 136,090 square feet (sf) and includes a 

garden center. 

 

 Retail Shops – 57,670 sf of leasable floor area will be occupied by retail shops.  

 

 Gas Station with Convenience Market – The gas station is 2,900 sf with three islands 

totaling 12 fueling stations.  

 

 Bank with Drive-Thru – The bank is 4,560 sf and has three drive-thru lanes.  

 

 Fast-food with Drive-Thru Window – The fast-food restaurant is 3,500 sf with one drive-

thru lane that wraps around the building.  

 

Trip Distribution 

 

The project trip distributions reflect the likely approach and departure routes to the project site, 

as determined by the location of complementary land uses and existing traffic volumes on study 

area roadways.  Refer to Figure 4.8-4 for distributions of project trips.    

 

Trip Assignment 

 

Based on the trip distribution, project trips were assigned to the study area roadways and 

intersections. Refer to Figure 4.8-5 for Opening Year (2013) With Project Condition Volumes 

and Lane Configurations. 

 

Project Roadway Design Improvements  

 

The Proposed Project includes the following intersection improvements: 

 

 Highland Avenue/I-210 eastbound off-ramp – The addition of a fourth southern leg to 

the intersection forming a project-site driveway including the addition of a westbound 

left-turn lane to provide access to the project site. 

 

 Highland Avenue/Arden Avenue – Addition of a second westbound left-turn lane. 

 

 Arden Avenue/I-210 eastbound on-ramp – The addition of a fourth western leg to the 

intersection forming a project-site driveway. 

 

These referenced improvements were included in the “with project” conditions assessment. Refer 

to Table 4.8-6 for intersection LOS results and Appendix H for calculations worksheets.   
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Table 4.8-6 

Opening Year (2013) With Project 

Intersection LOS 

Intersection Control 
AM Peak Hour PM Peak Hour Weekend Peak Hour 

Delay1 LOS V/C3 Delay1 LOS V/C3 Delay LOS V/C 

1. Del Rosa Drive & Highland Avenue2 Signalized 27.6 C 0.41 32.2 C 0.61 27.1 C 0.59 

2. Sterling Avenue & Highland Avenue2 Signalized 29.0 C 0.51 28.0 C 0.63 25.4 C 0.58 

3. I-210 Eastbound Off-Ramps & Highland 

Avenue2 
Signalized 47.2 D 0.67 31.7 C 0.68 69.7 E 0.82 

4. I-210 Westbound On-Ramps/Arden Avenue 

& Highland Avenue2 
Signalized 

49.7 D 0.83 29.0 C 0.64 47.5 D 0.87 

5. I-210 Westbound Off-Ramps & Highland 

Avenue2 
Signalized 

8.9 A 0.46 12.3 B 0.64 14.0 B 0.65 

6. Victoria Avenue & Highland Avenue2 Signalized 23.7 C 0.56 30.5 C 0.67 38.2 D 0.66 

7. Orange Avenue & Highland Avenue Signalized 18.6 B 0.37 10.9 B 0.39 8.0 A 0.32 

8. Arden Avenue & Date Street SSSC4 22.4 C n/a 18.8 C n/a 16.7 C n/a 

9. Arden Avenue & I-210 Eastbound On-

Ramps 
Signalized 

15.9 B 0.50 23.3 C 0.50 25.0 C 0.51 

10. Arden Avenue & 20th Street Signalized 22.2 C 0.80 5.6 A 0.34 6.3 A 0.24 

11. Arden Avenue & Pacific Street Signalized 20.0 B 0.72 10.8 B 0.37 9.2 A 0.31 

Notes:  

1- Delay for intersections based on application of 2000 Highway Capacity Manual Methodology.  Delay was calculated using 

Synchro 6.0 software.   

2-  CMP intersection 

3-  V/C = Volume to Capacity ratio.  Note – V/C is not calculated for unsignalized intersections. 

4-    Side street stop control. 

Source: Fehr & Peers, 2011 

 

Impact Assessment 

 

Table 4.8-7 compares the change in volume-to-capacity (V/C) ratios at intersections that operate 

at LOS C, D, E, or F to determine project impacts for AM peak hour, PM peak hour, and 

Saturday (SAT) mid-day peak hour. The V/C changes are compared to the allowable change 

shown in Table 4.8-2.   

 

As shown in Table 4.8-7, the Proposed Project would significantly impact the following 

intersections: 

 

 Sterling Avenue/Highland Avenue – Saturday Peak Hour 

 I-210 Eastbound Off-Ramp/Highland Avenue – AM  and Saturday Peak Hour 

 I-210 Westbound On-Ramp/Arden Avenue & Highland Avenue – Saturday Peak Hour 

 Victoria Avenue & Highland Avenue – Saturday Peak Hour 
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Table 4.8-7 

Impacts Opening Year (2013) With Project 

Signalized Intersection 

Intersection 

LOS       

AM 

(PM) 

[SAT] 

Allowable 

∆V/C  

AM 

(PM) 

[SAT] 

No 

Project 

AM 

(PM) 

[SAT] 

With 

Project 

AM 

(PM) 

[SAT] 

∆V/C 

AM 

(PM) 

[SAT] 

1. Del Rosa Dr & Highland Ave
2
 

C 

(C) 

[C] 

0.04 

(0.04) 

[0.04] 

0.42 

0.61 

0.56 

0.41 

0.61 

0.59 

0.01 

0.00 

0.03 

2. Sterling Ave & Highland Ave
2
 

C 

(D) 

[C] 

0.04 

(0.02) 

[0.04] 

0.50 

0.62 

0.49 

0.51 

0.63 

0.58 

0.01 

0.01 

0.09 

3. I-210 Eastbound Off-Ramp & Highland 

Ave
2
 

D 

(D) 

[E] 

0.02 

(0.02) 

[0.01] 

0.53 

0.73 

0.75 

0.67 

0.68 

0.82 

0.14 

-0.05 

0.07 

4. I-210 Westbound On-Ramp/Arden Ave & 

Highland Ave
2
 

D 

(C) 

[C] 

0.02 

(0.04) 

[0.04] 

0.83 

0.65 

0.71 

0.83 

0.64 

0.86 

0.00 

-0.01 

0.15 

5. I-210 Westbound Off-Ramps & Highland 

Ave
2
 

A 

(B) 

[B] 

    

6. Victoria Ave & Highland Ave
2
 

C 

(C) 

[D] 

0.04 

(0.04) 

[0.02] 

0.55 

0.65 

0.61 

0.56 

0.67 

0.66 

0.01 

0.02 

0.05 

7. Orange Ave & Highland Ave 

B 

(B) 

[A] 

    

8. Arden Avenue & Date St 

C 

(C) 

[C] 

N/A
2
 N/A

2
 N/A

2
 N/A

2
 

9. Arden Ave & I-210 Eastbound On-Ramps 

A 

(B) 

[B] 

    

10. Arden Ave & 20
th

 St 

C 

(A) 

[A] 

0.04 

 

 

0.90 

 

 

0.80 

 

 

-0.10 

 

 

11. Arden Ave & Pacific St 

B  

(B) 

[A] 

    

Notes:  

1- V/C = Volume to Capacity ratio.  Calculated using the Synchro 6 software package. 

Shaded cells indicate where intersections operate at LOS A or B. 

Bold-Italicized type indicates potential significant project impact. 

2-Side street stop control. Not a signalized intersection.. 

Source: Fehr & Peers, 2011. 

 

Queuing Assessment Year 2013 

 

At the request of Caltrans a queuing or traffic back-up assessment was prepared for the freeway 

ramp intersections being modified as part of the Proposed Project.   
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Ramp queuing was assessed using Synchro version 6.14. The 95
th

 percentile queue length is 

reported and compared against the available queue length measured from aerials or from the site 

plan. This information is provided to assist with the Caltrans encroachment permits and therefore 

only focuses on left-turn storage for Caltrans-controlled intersections. 

 

The results of the queuing assessment indicated that the following intersections will have 

insufficient queuing storage (refer to Table 4.8-8 for the results of peak hour queuing analysis): 

 

 I-210 Eastbound Off-Ramp & Highland Avenue – Westbound Left-Turn exceeds 

available storage by 125’ during the weekend peak hour. Queuing also exceeds storage 

for the Northbound Left-Turn by 275’ during the weekend peak hour. 

 I-210 Westbound On-Ramp/Arden Avenue/Highland Avenue – Northbound Left-

Turn exceeds available storage by 50’ – 300’ during the peak hours. Queuing also 

exceeds storage for the Westbound Left-Turn by 30’ during the weekend peak hour. 

 I-210 Eastbound On-Ramp/Arden Avenue – Southbound left-turn exceeds the 

available storage by approximately 65’ - 90’ during the PM peak hour. 

 

Table 4.8-8 

Caltrans Queuing Analysis 

Opening Year (2013) With Project 

Intersection/Movement 
Available 

Storage (ft) 

AM Peak 

Hour 

PM Peak 

Hour 

Saturday 

Peak Hour 

3.I-210 Eastbound Off-Ramp & Highland Ave 

Westbound Left-Turn 175’ 172’ 167’ 300’ 

Northbound Left-Turn 145’ 122’ 184’ 418’ 

Northbound Right-Turn 145’ 40’ 51’ 56’ 

Southbound Left-Turn
1
 985’ 462’ 408’ 527’ 

Southbound Right-Turn
1
 985’ 310’ 195’ 204’ 

4. I-210 Westbound On-Ramp/Arden Ave & Highland Ave
2
 

Eastbound Left-Turn 250’ 56’ 104’ 106’ 

Eastbound Right-Turn 220’ 86’ 209’ 210’ 

Westbound Left-Turn 140’ 122’ 140’ 171’ 

Northbound Left-Turn 275’ 386’ 324’ 574’ 

Northbound Right-Turn 275’ 25’ 36’ 45’ 

Southbound Left-Turn 115’ 70’ 69’ 77’ 

9. I-210 Eastbound On-Ramp & Arden Ave
2
 

Eastbound Left-Turn 130’ 70’ 111’ 143’ 

Eastbound Right-Turn 130’ 25’ 25’ 25’ 

Northbound Left-Turn 320’ 25’ 34’ 38’ 

Southbound Left-Turn 275’ 150’ 360’ 335’ 

Southbound Right-Turn 75’ 25’ 25’ 47’ 
Notes:  

1- Approximate length to the freeway gore (road) point is 1,350’.  Per AASHTO A Policy on Geometric Design of Highways 
and Streets, a stopping sight distance for facilities wi th a 65 MPH design speed requires at least 365’ of stopping sight 
distance.  Therefore, the queue storage is estimated to be 985 feet.  

Bold-Italicized type indicates insufficient storage. 
Minimum reported queue is 25’. 

    Source: Fehr & Peers, 2011. 
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Future Year Buildout (2030) Traffic Conditions 

 

A 3% annual growth rate was applied to existing traffic counts to develop 2030 traffic volumes.   

A list of pending and approved projects was also used to determine the amount of traffic 

generated from related projects which were added to the traffic volumes. Refer to Appendix H 

for the location of these projects. 

  

Future Year Buildout (2030) No Project peak hour traffic volumes for the study intersections are 

shown on Figure 4.8-6 and Future Year Buildout (2030) With Project peak hour volumes shown 

on Figure 4.8-7. 

 

Intersection Operations LOS 

 

The LOS results are summarized in Table 4.8-9 for the Future Year Buildout (2030) No Project 

Condition. Table 4.8-10 summarizes the results for the Future Year Buildout (2030) With Project 

Conditions. Refer to Appendix H for the calculation sheets.  

 

Table 4.8-9 

Intersection LOS 

Future Buildout (2030) No Project 

Intersection Control 
AM Peak Hour PM Peak Hour Weekend Peak Hour 

Delay1 LOS V/C3 Delay1 LOS V/C3 Delay1 LOS V/C3 

1. Del Rosa Dr & Highland Ave2 Signalized 31.1 C 0.59 64.8 E 0.97 40.6 D 0.83 

2. Sterling Ave & Highland Ave2 Signalized 30.1 C 0.59 72.6 E 0.88 46.9 D 0.73 

3. I-210 Eastbound Off-Ramps & Highland 

Ave2 

Signalized 34.1 C 0.79 187.7 F 1.09 134.8 F 1.11 

4. I-210 Westbound On-Ramps/Arden Ave & 

Highland Ave2 

Signalized 67.8 E 0.98 118.3 F 1.07 104.4 F 1.04 

5. I-210 Westbound Off-Ramps & Highland 

Ave2 

Signalized 12.8 B 0.61 36.2 D 0.93 20.4 C 0.77 

6. Victoria Ave & Highland Ave2 Signalized 45.7 D 0.75 152.8 F 1.27 234.3 F 1.13 

7. Orange Ave & Highland Ave Signalized 14.4 B 0.43 10.8 B 0.56 8.7 A 0.41 

8. Arden Ave & Date St SSSC4 57.5 F n/a 40.8 E n/a 30.4 D n/a 

9. Arden Ave & I-210 Eastbound On-Ramps Signalized 11.9 B 0.49 19.1 B 0.61 20.3 C 0.54 

10. Arden Ave & 20th St Signalized 14.7 B 0.73 6.9 A 0.48 5.1 A 0.24 

11. Arden Ave & Pacific St Signalized 17.8 B 0.65 13.6 B 0.58 10.2 A 0.38 

Notes:  
1- Delay for intersections based on application of 2000 Highway Capacity Manual Methodology.  Delay was calculated using Synchro 6.0 

software.   
2-  CMP intersection 

3-  V/C = Volume to Capacity ratio.  Note – V/C is not calculated for unsignalized intersections. 
4-    Side street stop control. 

Source: Fehr & Peers, 2011 
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Table 4.8-10 

Intersection LOS 

Future Buildout (2030) With Project 

Intersection Control 
AM Peak Hour PM Peak Hour Weekend Peak Hour 

Delay1 LOS V/C3 Delay1 LOS V/C3 Delay LOS V/C 

1. Del Rosa Drive & Highland Avenue2 Signalized 30.9 C 0.59 64.9 E 0.98 39.5 D 0.84 

2. Sterling Avenue & Highland Avenue2 Signalized 30.3 C 0.61 78.8 E 0.93 58.1 E 0.83 

3. I-210 Eastbound Off-Ramps & Highland 

Avenue2 
Signalized 24.8 C 0.71 75.3 E 0.98 95.5 F 1.07 

4. I-210 Westbound On-Ramps/Arden Avenue 

& Highland Avenue2 
Signalized 72.4 E 1.01 126.4 F 1.05 148.5 F 1.18 

5. I-210 Westbound Off-Ramps & Highland 

Avenue2 
Signalized 13.3 B 0.62 41.2 D 0.95 28.9 C 0.85 

6. Victoria Avenue & Highland Avenue2 Signalized 45.1 D 0.75 155.0 F 1.28 73.3 E 1.02 

7. Orange Avenue & Highland Avenue Signalized 17.3 B 0.44 10.8 B 0.57 8.6 A 0.44 

8. Arden Avenue & Date Street SSSC4 59.9 F N/A 42.6 E N/A 40.1 E n/a 

9. Arden Avenue & I-210 Eastbound On-

Ramps 
Signalized 19.6 B 0.54 27.6 C 0.69 30.7 C 0.65 

10. Arden Avenue & 20th Street Signalized 12.3 B 0.68 6.3 A 0.42 5.3 A 0.25 

11. Arden Avenue & Pacific Street Signalized 17.9 B 0.65 14.0 B 0.59 10.6 B 0.41 

Notes:  

1- Delay for intersections based on application of 2000 Highway Capacity Manual Methodology.  Delay was calculated using Synchro 6.0 

software.   
2-  CMP intersection 

3-  V/C = Volume to Capacity ratio.  Note – V/C is not calculated for unsignalized intersections. 

4-    Side street stop control. 
Source: Fehr & Peers, 2011 

 

Impact Assessment 

 

Table 4.8-11 compares the change in V/C ratios at intersections that operate at LOS C, D, E, or F 

to determine project impacts for AM peak hour, PM peak hour, and Saturday (SAT) mid-day 

peak hour. These V/C changes are compared to the allowable change shown in Table 4.8-2.   

 

As shown in Table 4.8-11, the Proposed Project would significantly impact the following 

locations: 

 

 Sterling Avenue/Highland Avenue – PM and Weekend Peak Hour 

 I-210 Westbound On-Ramp/Arden Avenue & Highland Avenue – AM Peak Hour 

 Arden Avenue/I-210 Eastbound On-Ramp – PM and Weekend Peak Hour 
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Table 4.8-11 

Impacts For Signalized Intersections 

Future Buildout (2030) With Project 

Intersection 

LOS       

AM 

(PM) 

[SAT] 

Allowable 

∆V/C 

AM 

(PM) 

[SAT] 

No 

Project 

AM 

(PM) 

[SAT] 

With 

Project 

AM 

(PM) 

[SAT] 

∆V/C 

AM 

(PM) 

[SAT] 

1. Del Rosa Dr & Highland Ave
2
 

C 

(E) 

[D] 

0.04 

(0.01) 

[0.02] 

0.59 

0.97 

0.83 

0.59 

0.98 

0.84 

0.00 

0.01 

0.01 

2. Sterling Ave & Highland Ave
2
 

C 

(E) 

[E] 

0.04 

(0.01) 

[0.01] 

0.59 

0.88 

0.73 

0.61 

0.93 

0.83 

0.02 

0.05 

0.10 

3. I-210 Eastbound Off-Ramp & Highland 

Ave
2
 

C 

(E) 

[F] 

0.04 

(0.01) 

[0.01] 

0.79 

1.09 

1.11 

0.71 

0.98 

1.07 

-0.08 

-0.11 

-0.04 

4. I-210 Westbound On-Ramp/Arden Ave 

& Highland Ave
2
 

E 

(F) 

[F] 

0.01 

(0.01) 

[0.01] 

0.98 

1.07 

1.04 

1.01 

1.05 

1.02 

0.03 

-0.02 

-0.02 

5. I-210 Westbound Off-Ramps & Highland 

Ave
2
 

B 

(D) 

[C] 

 

0.02 

0.04 

 

0.93 

0.82 

 

0.95 

0.85 

 

0.02 

0.03 

6. Victoria Ave & Highland Ave
2
 

D 

(F) 

[E] 

0.02 

(0.01) 

[0.01] 

0.75 

1.27 

1.13 

0.75 

1.28 

1.02 

0.00 

0.01 

-0.11 

7. Orange Ave & Highland Ave 

B 

(B) 

[A] 

    

8. Arden Ave & Date St 

F 

(E) 

[E] 

N/A
2
 N/A

2
 N/A

2
 N/A

2
 

9. Arden Ave & I-210 Eastbound On-

Ramps 

B 

(C) 

[C] 

 

0.04 

0.04 

 

0.61 

0.54 

 

0.69 

0.65 

 

0.08 

0.11 

10. Arden Ave & 20
th

 St 

B 

(A) 

[A] 

    

11. Arden Avenue & Pacific Street 

B  

(B) 

[B] 

    

Notes:  

1- V/C = Volume to Capacity ratio.  Calculated using the Synchro 6 software package. 

Shaded cells indicate where intersections operate at LOS A or B. 

2-Side street stop control. Not a signalized intersection. 

Bold-Italicized type indicates project impact. 

Source: Fehr & Peers, 2011. 
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Queuing Assessment Year 2030 

 

Table 4.8-12 summarizes the results of peak hour queuing analysis. The results of the queuing 

assessment indicate that the following movements will have insufficient queuing storage: 

 

 I-210 Eastbound Off-Ramp & Highland Avenue 

 

o Westbound Left-Turn – Weekend Peak Hour 

 

Table 4.8-12 

Caltrans Queuing Analysis 

Future Buildout (2030) With Project 

Intersection/Movement Available 

Storage (ft) 

AM Peak Hour PM Peak Hour Saturday Peak 

Hour 

3. I-210 Eastbound Off-Ramp & Highland Avenue 

Westbound Left-Turn 175’ 156’ 156’ 264’ 

Northbound Left-Turn 145’ 127’ 140’ 339’ 

Northbound Right-Turn 145’ 50’ 70’ 55’ 

Southbound Left-Turn
1
 985’ 894’ 548’ 1017’ 

Southbound Right-Turn
1
 985’ 283’ 129’ 270’ 

4. I-210 Westbound On-Ramp/Arden Avenue & Highland Avenue
2
 

Eastbound Left-Turn 250’ 75’ 213’ 176’ 

Eastbound Right-Turn 220’ 166’ 552’ 350’ 

Westbound Left-Turn 140’ 157’ 220’ 212’ 

Northbound Left-Turn 275’ 608’ 484’ 650’ 

Northbound Right-Turn 275’ 47’ 43’ 58’ 

Southbound Left-Turn 115’ 87’ 88’ 95’ 

9. I-210 Eastbound On-Ramp & Arden Avenue
2
 

Eastbound Left-Turn 130’ 87’ 156’ 198’ 

Eastbound Right-Turn 130’ 25’ 25’ 25’ 

Northbound Left-Turn 320’ 25’ 42’ 48’ 

Southbound Left-Turn 275’ 314’ 543’ 502’ 

Southbound Right-Turn 75’ 25’ 25’ 15’ 

Notes:  

1- Approximate length to the freeway gore (road) point is 1,350’.  Per AASHTO A Policy on Geometric 

Design of Highways and Streets , a stopping sight distance for facilities with a 65 MP H design speed 

requires at least 365’ of stopping sight distance.  Therefore, the queue storage is estimated to be 985 

feet.  

Bold-Italicized type indicates insufficient storage. 

Minimum reported queue is 25’. 

Source: Fehr & Peers, 2011. 

 

o Northbound Left-Turn – Weekend Peak Hour 

 

o Southbound Left-Turn – Weekend Peak Hour 

 

Westbound Left-Turn exceeds available storage by 125’ during the weekend peak 

hour, which would queue back to the I-210 Westbound On-Ramp/Arden 

Avenue/Highland Avenue intersection. Queuing also exceeds storage for the 



Environmental Impact Evaluation  4.8 Traffic and Circulation 

 

Highland Marketplace Draft EIR 4.8-29 12/20/2011 

Northbound Left-Turn by 275’ during the weekend peak hour, which would 

interfere with operations inside the project site. The Southbound Left-Turn 

queuing exceeds the storage on the Off-Ramp. This is the result of significant 

increase in volume exiting the freeway to reach the San Manuel Casino. This is 

not classified as a project impact. The City is currently investigating construction 

of an interchange at Victoria Avenue that would service the casino and alleviate 

congestion at this intersection. 

 

 Arden Avenue/Highland Avenue/I-210 Eastbound On-Ramp 

 

o Eastbound Right-Turn – PM and Weekend Peak Hour 

 

o Westbound Left-Turn – PM and Weekend Peak Hour 

 

o Northbound Left-turn – AM, PM and Weekend Peak Hours 

 

Northbound Left-Turn exceeds available storage by 210’ – 375’ during the peak 

hours, which would queue through the I-210 Eastbound On-Ramp/Arden Avenue 

intersection. Queuing also exceeds storage for the Westbound Left-Turn by 80’ 

during the PM and weekend peak hour, and for the Eastbound Right-Turn by 130’ 

– 330’.  

 

 I-210 Eastbound On-Ramp/Arden Avenue 

 

o Eastbound Left-Turn – PM and Weekend Peak Hour 

 

o Southbound Left-Turn – AM, PM and Weekend Peak Hours 

 

Operations would improve with optimized signal timings and signal coordination. 

The optimized timings would reduce the eastbound queue to 126’. A signal 

interconnect with appropriate coordination timing plans would “meter” 

southbound traffic from the upstream intersection such that queues would be 

controlled and would not interfere with traffic operations.  

 

Project Fair Share Assessment  

 

Fair share calculations were developed for the proposed project and its associated impacts. These 

calculations include the City’s local circulation fee, the regional circulation fee, and the 

calculated fair-share contribution for the proposed project. 

 

The local and regional circulation fees are based on adopted fee programs, were provided by the 

City of San Bernardino. These circulation fees were applied to calculate the fees for the proposed 

project. Refer to Table 4.8-13 for Traffic Impact Fees. 

  

Project Fair share was calculated using the Caltrans’ fair share calculation methodology. Refer to 

Table 4.8-14 for project fair share calculations. 
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Table 4.8-13 

Traffic Impact Fees 

Land Use Designation Size Fee Obligation Estimated Fee 

Local Fee Program 

Home Improvement Store 107,979 sq. ft. $0.252 / sq. ft $27,210.71 

Garden Area 28,111 sq. ft. $0.252 / sq. ft $7,083.97 

Shopping Center 43,830 sq. ft. $0.252 / sq. ft $11,045.16 

Gas Station with Convenience Market 2,900 sq. ft. $0.252 / sq. ft $730.80 

Remaining 5 Pads 24,800 sq. ft. $0.252 / sq. ft $6,249.6 

Total Local Fee Obligation: $52,320.24 

Regional Fee Program 

Home Improvement Store 107,979 sq. ft. $2.625 / sq. ft $283,444.88 

Garden Area 28,111 sq. ft. $2.625 / sq. ft $73,791.38 

Shopping Center 43,830 sq. ft. $2.625 / sq. ft $115,053.75 

Gas Station with Convenience Market 2,900 sq. ft. $2.625 / sq. ft $7,612.50 

Remaining 5 Pads 24,800 sq. ft. $2.625 / sq. ft $65,100 

Total Regional Fee Obligation: $545,002.50 
Source: City of San Bernardino Development Impact Fees, July 15, 2010. 

Fehr & Peers 2011 
 

Table 4.8-14 

Project Fair Share 

Location/Impact 

Peak 

Hour 

Existing 

Volume 

Project 

Volume 

Year 2030 

With Project 

Volume 

Total New 

Traffic 

Project Fair 

Share Percentage 

Sterling Ave./ 

Highland 

Ave. 

PM 2,486 145 4,560 2,074 7% 

Weekend 1,986 349 3,874 1,888 18% 

Arden Ave./ 

Highland 

Ave. 

AM 2,810 132 5,111 

2,301 6% 

Date St./ Arden 

Ave. 
PM 628 25 1,134 

506 5% 

SR-210 

Eastbound 

On-Ramp/ 

Arden Ave. 

PM 985 401 2,194 1,209 33% 

Weekend 800 514 1,968 
1,168 44% 

Source: Fehr & Peers 2011 
 

 

Implementation of the Proposed Project would result in potentially significant impacts at study 

intersections. Therefore, the following mitigation measures are recommended to reduce impacts: 
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Mitigation Measures 

 

Project Opening Year (2013) 

 

Mitigation Measure TC-1: 

 

 Sterling Avenue/Highland Avenue (Weekend Peak Hour): The east/west left-turn phasing 

shall be modified from protected phase to permitted/protected phasing.  Intersection timing 

splits shall be optimized.  

 

Mitigation Measure TC-2: 

 

I-210 Eastbound Off-Ramp at Highland Avenue (AM and Weekend Peak Hour): The 

applicant shall work with Caltrans staff to optimize intersection timing splits.   

 

Mitigation Measure TC-3: 

 

 I-210 Westbound On-Ramp/Arden Avenue at Highland Avenue (Weekend peak hour):The 

northbound middle-through lane shall be changed to a left-turn lane to increase left turn 

capacity per cycle.  The current northbound right turn lane shall become a through/right-turn 

lane. As this is a Caltrans-controlled intersection, Caltrans shall be consulted for approving 

and implementing the identified improvements. 

 

Mitigation Measure TC-4: 

 

 Highland Avenue at Victoria Avenue (Weekend peak hour): The applicant shall work with 

City staff to optimize intersection timing splits.   

 

Future Year Buildout (2030)  

 

Mitigation Measure TC-5: 

 

Sterling Avenue/Highland Avenue (PM and Weekend peak hour): The applicant shall 

contribute a fair-share contribution to optimize signal timings by modifying the cycle length 

to 105 seconds and optimizing the timing parameters.    

 

Mitigation Measure TC-6: 

 

I-210 Westbound On-Ramp/Arden Avenue at Highland Avenue (AM peak hour): The 

applicant shall contribute a fair-share contribution to modify the northbound middle-through 

lane to a left turn lane to increase left turn capacity per cycle.  The current northbound right 

turn lane would be restriped as a through/right-turn lane. As this is a Caltrans-controlled 

intersection, Caltrans shall be consulted for approving the identified modifications. 
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Mitigation Measure TC-7: 

 

Date Street at Arden Avenue (PM peak hour): The applicant will be responsible to contribute 

a fair share contribution toward a traffic signal.  

 

Mitigation Measure TC-8: 

 

I-210 Eastbound On-Ramp at Arden Avenue (PM and Weekend peak hour): The north/south 

left-turn phasing shall be modified from protected phase to permitted/protected phasing.  As 

this is a Caltrans-controlled intersection, Caltrans shall be consulted for approving and 

implementing the phasing modification. Note, it may not be appropriate to provide 

protected/permitted phasing to over 600 southbound left-turns at this location.  Alternatively, 

a second southbound left-turn lane shall be required. 

 

Fair Share Contributions: The applicant's payment of the City's Traffic Impact Fees 

and contribution of fair-share contributions for cumulative traffic and circulation impacts of 

the project as set forth above in Mitigation Measures TC-5, TC-6, TC-7 and TC-8 shall be 

based on the calculations set forth in Tables 4.8-13 and 4.8-14, and shall be made a condition 

of project approval. 

 

Queuing  

 

Project Opening Year (2013) 

 

Mitigation Measure TC-9: 

 

I-210 Eastbound Off-Ramp & Highland Avenue, I-210 Westbound On-Ramp/Arden 

Avenue/Highland Avenue, and I-210 Eastbound On-Ramp/Arden Avenue – The applicant 

shall coordinate with Caltrans to provide a signal interconnect between the intersections and 

coordinate them to coordinate the southbound, northbound, and southbound approaches and 

“hold” the queue at the upstream intersection, respectively. 

 

Future Year Buildout (2030)  

 

Mitigation Measure TC-10: 

 

Arden Avenue/Highland Avenue/I-210 Eastbound On-Ramp Signals - Northbound Left-Turn 

exceeds available storage by 210’ – 375’ during the peak hours, the Westbound Left-Turn 

exceeds available storage by 80’ during the PM and weekend peak hour, and the Eastbound 

Right-Turn exceeds available storage by 130’ – 330’. The applicant shall coordinate with 

Caltrans to provide a signal interconnect between the two intersections and coordinate them 

to synchronize the northbound approaches and “hold” the queue at the upstream intersection 

and implement an eastbound right-turn overlap phase and implement coordination through 

the corridor.  
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Level of Significance After Mitigation  

 

With implementation of the proposed mitigation measures and fair-share contributions 

toward circulation improvements, LOS would be C or better which is determined to be less 

than significant.  
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4.9 GREENHOUSE GASES/CLIMATE CHANGE 

 

4.9.1 Introduction 
 

This section describes the existing environmental setting for greenhouse gas (GHG) emissions 

and global climate change. Potential impacts from implementation of the Proposed Project on 

both the region and the global climate are analyzed and discussed.  

 

A GHG Assessment for the proposed Home Depot was prepared by Mestre Greve Associates, 

September 15, 2011, to specifically address potential impacts related to project construction as 

well as impacts on the existing land uses adjacent to the site. The GHG Analysis is included in 

Appendix I. 

 

4.9.2 Environmental Setting  

 

Climate change refers to global changes in the average weather of the earth measured by changes 

in wind patterns, storms, precipitation, and temperature. While climate change is global in scale, 

California-specific impacts to the climate may result in a loss of snow-pack, increased risk of 

large wildfires, and a potential reduction in the quality and quantity of certain agricultural 

products. 

 

Gases that trap heat in the atmosphere are GHGs, analogous to the way a greenhouse retains 

heat. Consequently, these GHG emissions are believed to directly affect the global climate. 

 

The accumulation of GHGs in the atmosphere contribute to the regulation of the earth’s 

temperature. Some GHGs can remain in the atmosphere for long periods of time. The following 

six GHGs are recognized under the Kyoto Protocol and have been found by the International 

Panel on Climate Change (IPCC) to have an effect on global climate change. 

 

Carbon Dioxide (CO2) is an odorless, colorless natural GHG. CO2 is emitted from natural and 

anthropogenic sources. Natural sources include the following: decomposition of dead organic 

matter; respiration of bacteria, plants, animals, and fungus; evaporation from oceans; and 

volcanic outgassing. Anthropogenic sources include burning coal, oil, natural gas, and wood. 

 

Methane (CH4) is a flammable GHG. A natural source of CH4 is from the anaerobic decay of 

organic matter. Geological deposits, known as natural gas fields, also contain CH4, which is 

extracted for fuel. Other sources include landfills, fermentation of manure, and ruminants such as 

cattle. 

 

Nitrous Oxide (N2O) is a colorless GHG. N2O is produced by microbial processes in soil and 

water, including those reactions that occur in fertilizer containing nitrogen. In addition to 

agricultural sources, some industrial processes (fossil fuel-fired power plants, nylon production, 

nitric acid production, and vehicle emissions) also contribute to its atmospheric load. 

 

Hydrofluorocarbons (HFCs) are synthetic chemicals that are used as a substitute for 

chlorofluorocarbons (CFCs). Of all the GHGs, they are one of three groups with the highest 
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global warming potential. HFCs are human made for applications such as air conditioners and 

refrigerants. 

 

Perfluorocarbons (PFCs) have stable molecular structures and do not break down through the 

chemical processes in the lower atmosphere; therefore, PFCs have long atmospheric lifetimes, 

between 10,000 and 50,000 years. The two main sources of PFCs are primary aluminum 

production and semiconductor manufacturing. 

 

Sulfur Hexafluoride (SF6) is an inorganic, odorless, colorless, nontoxic, nonflammable gas. It 

also has the highest global warming potential of any gas evaluated, 23,900 times that of CO2. SF6 

is used for insulation in electric power transmission and distribution equipment, in the 

magnesium industry, in semiconductor manufacturing, and as a tracer gas for leak detection. 

 

Sources of Greenhouse Gases in California 

 

The California Energy Commission (CEC) categorizes GHG generation by source into five 

broad categories.  The categories are: 

 

 Transportation includes the combustion of gasoline and diesel in automobiles and 

trucks.  Transportation also includes jet fuel consumption and bunker fuel for ships. 

 

 Agriculture and forestry GHG emissions are composed mostly of nitrous oxide from 

agricultural soil management, CO2 from forestry practice changes, methane from enteric 

fermentation, and methane and nitrous oxide from manure management. 

 

 Commercial and residential uses generate GHG emissions primarily from the 

combustion of natural gas for space and water heating. 

 

 Industrial GHG emissions are produced from many industrial activities. Major 

contributors include oil and natural gas extraction; crude oil refining; food processing; 

stone, clay, glass, and cement manufacturing; chemical manufacturing; and cement 

production. Wastewater treatment plants are also significant contributors to this category.  

 

 Electric generation includes both emissions from power plants in California as well as 

power plants located outside of the state that supply electricity to the state. 

 

Refer to Figure 4.9-1 for the amount of GHGs released from each of these categories in 

California from 2000 to 2008. As shown in Figure 4.9-1 most of California’s GHGs are emitted 

by transportation sources (Passenger Vehicles, Heavy Duty Trucks, and Other Transportation 

uses). Combustion of fossil fuels in the transportation sector contributed approximately 

38-percent of the California GHG. Followed by the electric power sector, approximately 

24-percent (including both in-state and out-of-state sources) and the industrial sector, 

contributing approximately 23-percent. Residential and commercial activity accounted for 

approximately 9-percent of the emissions. The waste and recycling sector and the agricultural 

and forestry sector accounted for approximately 1-percent and 6-percent, respectively. 
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4.9.3 Applicable Policies, Plans and Regulations 

 

Federal Plans, Policies, Regulations, and Laws 

 

The federal government began studying global warming as early as 1978 with the National 

Climate Protection Act, 92 Stat. 601. More recently, in Massachusetts v. EPA (April 2, 2007), 

the United State Supreme Court held that GHGs fall within the Clean Air Act’s definition of an 

“air pollutant,” and directed the EPA to consider whether GHGs are causing climate change. If 

so, the EPA must regulate GHG emissions from automobiles under the Clean Air Act.  The EPA 

has not finalized a regulation. However, it did issue a proposed rule on April 17, 2009. The rule 

declared that GHGs endanger human health and is the first step to regulation through the federal 

Clean Air Act.  If it becomes final, the EPA would define air pollution to include the six key 

GHGs – CO2, CH4, N2O, HFCs, PFCs, and SF6.  

 

Congress has increased the corporate average fuel economy (CAFE) of the U.S. automotive fleet.  

In December 2007, President Bush signed a bill raising the minimum average miles per gallon 

for cars, sport utility vehicles, and light trucks to 35 miles per gallon by 2020.  This increase in 

CAFE standard will create a substantial reduction in GHG emissions from automobiles, which is 

the largest single emitting GHG sector in California. However, there are no adopted federal 

plans, policies, regulations or laws setting a mandatory limit on GHG emissions.  The EPA has 

not finalized its evaluation in the wake of Massachusetts v. EPA. 

 

California State Plans, Policies, Regulations, and Laws 

 

In November 2008, the Governor issued Executive Order S-13-08 directing state agencies to plan 

for sea level rise and other climate change impacts.  There are four key actions in the Executive 

Order:  (1) initiation of a climate change adaptation strategy that will assess the state’s expected 

climate change impacts where the state is most vulnerable, with recommendations by early 2009; 

(2) an expert panel on sea level rise will inform state planning and development efforts; (3) 

interim guidance to state agencies on planning for sea level rise in coastal and floodplain areas 

for new projects; and (4) initiation of a report on critical existing and planned infrastructure 

projects vulnerable to sea level rise.  

 

Pursuant to AB 32, the California Air Resources Board (CARB) has adopted a number of 

relevant policies and directives.  In December 2008, the Scoping Plan was adopted.  The Plan is 

a central requirement of the statute.  In addition, it has adopted a number of protocols for 

industry and government sectors, including one for local government.  

 

In response to SB 97, the Office of Planning and Research (OPR) issued a Technical Advisory 

on CEQA and Climate Change in June 2008.  The Advisory provides an outline of what should 

be included in a GHG analysis under CEQA (http://www.opr.ca.gov/ceqa/pdfs/june08-ceqa.pdf).  

In January 2009, OPR issued draft amendments to the CEQA Guidelines that address GHGs.  

Among the amendments are the following:  
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 Determining the Significance of Impacts from Greenhouse Gas Emissions (Guidelines § 

15064.4); 

 Thresholds of Significance (Guidelines ¤ 15064.7(c));  

 Discussion of Cumulative Impacts (Guidelines ¤ 15130(a)(1)(B) and Guidelines § 

15130(f));  

 Tiering and Streamlining the Analysis of Greenhouse Gas Emissions (Guidelines § 

15183.5);  

 

Assembly Bill 32  

 

In September 2006, Governor Arnold Schwarzenegger signed AB 32, the California Global 

Warming Solutions Act of 2006.  In general, AB 32 directs the California Air Resources Board 

(“CARB”) to do the following: 

 

 On or before June 30, 2007, CARB shall publish a list of discrete early action measures 

for reducing GHG emissions that can be implemented by January 1, 2010; 

 By January 1, 2008, establish the statewide GHG emissions cap for 2020, based on 

CARB’s calculation of statewide GHG emissions in 1990 (an approximately 25 percent 

reduction in existing statewide GHG emissions); 

 Also by January 1, 2008, adopt mandatory reporting rules for GHG emissions sources 

that “contribute the most to statewide emissions” (Health & Safety Code § 38530); 

 By January 1, 2009, adopt a scoping plan that indicates how GHG emission reductions 

will be achieved from significant GHG sources through regulations, market mechanisms, 

and other strategies; 

 On or before January 1, 2010, adopt regulations to implement the early action GHG 

emission reduction measures; 

 On or before January 1, 2011, adopt quantifiable, verifiable, and enforceable emission 

reduction measures by regulation that will achieve the statewide GHG emissions limit by 

2020; and 

 On January 1, 2012, CARB’s GHG emissions regulations become operative. 

 On January 1, 2020, achieve 1990 levels of GHG emissions. 

 

In a December 2006 report, CARB estimated that California emitted between 425 and 468 

million metric tons of CO2 in 1990.  In December 2007, CARB finalized 1990 emissions at 427 

million metric tons of CO2.  In the August 2007 draft report, CARB estimated California emitted 

approximately 480 million metric tons of CO2 in 2004.  Based on the U.S. Census Bureau 

California 2007 population of 36,553,215, this would result in about 13 metric tons of CO2 per 

capita.  

 

AB 32 takes into account the relative contribution of each source or source category to protect 

adverse impacts on small businesses and others by requiring CARB to recommend a de minimis 



4.9 Greenhouse Gases/Climate Change Environmental Impact Evaluation 

 

12/20/2011 4.9-6           Highland Marketplace Draft EIR    

(minimal importance) threshold of GHG emissions below which emissions reduction 

requirements would not apply. AB 32 also allows the Governor to adjust the deadlines 

mentioned above for individual regulations or the entire state to the earliest feasible date in the 

event of extraordinary circumstances, catastrophic events, or threat of significant economic 

harm. 

 

CARB “Early Action Measures” (June 30, 2007).  On June 21, 2007, CARB approved its early 

action measures to address climate change, as required by AB 32.  The three measures include: 

(1) a low carbon fuel standard, which will reduce the carbon-intensity in California fuels, thereby 

reducing total CO2 emissions; (2) reduction of refrigerant losses from motor vehicle air 

conditioning system maintenance through the restriction of “do-it-yourself” automotive 

refrigerants; and (3) increased CH4 (methane) capture from landfills through the required 

implementation of state-of-the-art capture technologies. 

 

CARB Mandatory Reporting Regulations (December 2008).  Under AB 32, CARB propounded 

regulations to govern mandatory greenhouse gas emissions reporting for certain sectors of the 

economy, most dealing with approximately 94 percent of the industrial and commercial 

stationary sources of emissions. Regulated entities include electricity generating facilities, 

electricity retail providers, oil refineries, hydrogen plants, cement plants, cogeneration facilities, 

and industrial sources that emit over 25,000 metric tons of CO2 from stationary source 

combustion.   

 

Senate Bill 97 (2007 

 

By July 1, 2009, the Governor’s Office of Planning and Research (OPR) is directed to prepare, 

develop, and transmit to the Resources Agency guidelines for the feasible mitigation of 

greenhouse gas emissions or the effects of greenhouse gas emissions, as required by the 

California Environmental Quality Act. The Resources Agency is required to certify and adopt 

these guidelines by January 1, 2010. OPR is required to periodically update these guidelines as 

CARB implements AB 32.  In addition, SB 97 states that the failure to include a discussion of 

greenhouse gas emissions in any CEQA document for a project funded under the Highway 

Safety, Traffic Reduction, Air Quality and Port Security Bond Act of 2006, or projects funded 

under the Disaster Preparedness and Flood Prevention Bond Act of 2006 shall not be a cause of 

action under CEQA.  This last provision will be repealed on January 1, 2010. 

 

Executive Order S-01-07 (2007) 

 

Executive Order S-01-07 calls for a reduction in the carbon intensity of California’s 

transportation fuels by at least 10 percent by 2020.  As noted above, the low-carbon fuel standard 

(“LCFS”) was adopted by CARB as one of its three “early action measures” on June 21, 2007. 

 

Senate Bill 1368 (2006) (Public Utilities Code §§ 8340-41) 

 

 SB 1368 required the California Public Utilities Commission (“PUC”) to establish a “GHG 

emission performance standard” by February 1, 2007, for all electricity providers under its 

jurisdiction, including the state’s three largest privately owned utilities (Pub. Res. Code § 
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8341(d)(1)). These utilities provide approximately 30 percent of the state’s electric power.  After 

the PUC acted, the CEC adopted a performance standard “consistent with” the PUC performance 

standard and applied it to local publicly-owned utilities on May 23, 2007 (over one month ahead 

of its June 30, 2007 deadline).  Cal. Pub. Res. Code § 8341(e)(1).  However, the California 

Office of Administrative Law (“OAL”) found four alleged flaws in the CEC’s rulemaking.  The 

CEC overcame these alleged flaws and adopted reformulating regulations in August 2007. 

 

Senate Bill 107 (2006) 

 

Senate Bill 107 (“SB 107”) requires investor-owned utilities such as Pacific Gas and Electric, 

Southern California Edison and San Diego Gas and Electric, to generate 20 percent of their 

electricity from renewable sources by 2010. Previously, state law required that this target be 

achieved by 2017. 

 

Senate Bill 375 (September 2008) 

 

In September 2008, SB 375 was signed by Governor Schwarzenegger. SB 375 is a 

comprehensive global warming bill that helps to achieve the goals of AB32. To help establish 

these targets, the CARB assigned a Regional Targets Advisory Committee to recommend factors 

to be considered and methodologies for setting greenhouse gas emission reduction targets.  SR 

375 also provides incentive – relief from certain CEQA requirements for development projects 

that are consistent with regional plans that achieve the targets. SB 375 requires CARB to 

develop, in collaboration with the Metropolitan Planning Organization (MPO), passenger vehicle 

greenhouse gas emissions reduction targets for 2020 and 2035 by September 30, 2010. The MPO 

is required to include and adopt, in their regional transportation plan, a sustainable community 

strategy that will meet the region’s target provided by CARB.   

 

Energy Conservation Standards (2009) 

 

Energy Conservation Standards for new residential and non-residential buildings were adopted 

by the California Energy Resources Conservation and Development Commission in June 1977 

and most recently revised in 2008 (Title 24, Part 6 of the California Code of Regulations [CCF]) 

with the standards going into effect in 2009.  Title 24 requires the design of building shells and 

building components to conserve energy. The standards are updated periodically to allow for 

consideration and possible incorporation of new energy efficiency technologies and methods. 

The 2006 Appliance Efficiency Regulations (Title 20, CCR Sections 1601 through 1608), dated 

December 2006, were adopted by the California Energy Commission on October 11, 2006, and 

approved by the California Office of Administrative Law on December 14, 2006. The 

regulations include standards for both federally regulated appliances and non-federally regulated 

appliances.  While these regulations are now often seen as “business as usual,” they do exceed 

the standards imposed by any other state and reduce GHG emissions by reducing energy 

demand. On July 17, 2008, the California Building Standards Commission adopted the nation’s 

first green building standards. The California Green Building Standards Code (proposed Part 11, 

Title 24) was adopted as part of the California Building Standards Code (Title 24, California 

Code of Regulations). Part 11 established voluntary standards, some of which became mandatory 

in the 2010 edition of the Code, on planning and design for sustainable site development, energy 
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efficiency (in excess of the California Energy Code requirements), water conservation, material 

conservation, and internal air contaminants. 

 

California Environmental Quality Act (CEQA) Guidelines 

 

SB 97 required that the California Natural Resource Agency (CNRA) coordinate on the 

preparation of amendments to the CEQA Guidelines regarding feasible mitigation of greenhouse 

gas emissions or the effects of greenhouse gas emissions.  Pursuant to SB 97, CNRA adopted 

CEQA Guidelines amendments on December 30, 2009.  The amendments were approved by the 

Office of Administrative Law on February 16, 2010, and became effective on March 18, 2010.   

 

With respect to the significance assessment, newly added CEQA Guidelines section 15064.4, 

subdivision (b), requires that the lead agency should consider the following factors, among 

others, when assessing the significance of impacts from greenhouse gas emissions on the 

environment:   

 

(1) The extent to which the project may increase or reduce greenhouse gas emissions 

as compared to the existing environmental setting;   

(2) Whether the project emissions exceed a threshold of significance that the lead 

agency determines applies to the project;   

(3) The extent to which the project complies with regulations or requirements 

adopted to implement a statewide, regional, or local plan for the reduction or 

mitigation of greenhouse gas emissions. Such requirements must be adopted by 

the relevant public agency through a public review process and must reduce or 

mitigate the project's incremental contribution of greenhouse gas emissions. If 

there is substantial evidence that the possible effects of a particular project are 

still cumulatively considerable notwithstanding compliance with the adopted 

regulations or requirements, an EIR must be prepared for the project.     

 

The new CEQA Guidelines do not include or recommend any particular threshold of 

significance; instead, they leave that decision to the discretion of the lead agency. The new 

CEQA Guidelines also do not suggest or recommend the use of any specific GHG emission 

mitigation measures. The, newly added CEQA Guidelines provides that lead agencies shall 

consider feasible means, supported by substantial evidence and subject to monitoring or 

reporting, of mitigating the significant effects of greenhouse gas emissions.  Mitigation measures 

may include the following, among others:   

 

(1) Measures in an existing plan or mitigation program for the reduction of emissions 

that are required as part of the lead agency’s decision;  

(2) Reductions in emissions resulting from a project through implementation of 

project features, project design, or other measures, such as those described in 

Appendix F;  

(3) Off-site measures, including offsets that are not otherwise required, to mitigate a 

project’s emissions;  

(4) Measures that sequester greenhouse gases;  
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(5) In the case of the adoption of a plan, such as a general plan, long range 

development plan, or plans for the reduction of greenhouse gas emissions, 

mitigation may include the identification of specific measures that may be 

implemented on a project-by-project basis. Mitigation may also include the 

incorporation of specific measures or policies found in an adopted ordinance or 

regulation that reduces the cumulative effect of emissions.  

 

Among other things, CNRA noted in its Public Notice for these changes that the impacts of GHG 

emissions should be considered in the context of a cumulative impact, rather than a project 

impact.  The Public Notice states: “While the Proposed Amendments do not foreclose the 

possibility that a single project may result in greenhouse gas emissions with a direct impact on 

the environment, the evidence before [CNRA] indicates that in most cases, the impact will be 

cumulative.  Therefore, the Proposed Amendments emphasize that the analysis of greenhouse 

gas emissions should center on whether a project’s incremental contribution of greenhouse gas 

emissions is cumulatively considerable.” 

 

South Coast Air Quality Management (SCAQMD) District Guidance 

 

On December 5, 2008, the SCAQMD Governing Board adopted its staff proposal for an interim 

CEQA GHG significance threshold for projects where the SCAQMD is the lead agency.  As to 

all other projects, where the SCAQMD is not the lead agency, the Board has, to date, adopted 

thresholds only for industrial (stationary source) projects. The SCAQMD has not yet adopted any 

significance thresholds for new residential/commercial development projects. However, has over 

the last few years proposed several draft thresholds. To assist in assessing the significance of 

GHG emissions from new residential/commercial development projects under CEQA, SCAQMD 

staff has been working on developing thresholds together with the SCAQMD's GHG CEQA 

Significance Thresholds Working Group. To achieve its policy objective of capturing 90% of 

GHG emissions from new residential/commercial development projects and implementing a “fair 

share” approach to reducing emission increases from each new residential/commercial 

development sector, SCAQMD staff has proposed combining performance standards and 

screening thresholds. According to the presentation given at the September 28th, 2010 GHG 

CEQA Significance Working Group meeting, the last Working Group meeting prior to the date 

of this report, SCAQMD staff proposed a draft threshold for 2020 of 4.8 MT/SP/YR (metric tons 

of CO2EQ per service population per year) for mixed use developments. As the goal of AB 32 is 

to return to 1990 GHG emission levels by 2020, the basis for this threshold is the statewide 

emission inventory for 1990 based on “land use” related sectors divided by the statewide service 

population. The SCAQMD has also developed draft thresholds for commercial and residential 

projects, where it is not the lead. The draft recommends a 3,000 MTCO2EQ per year screening 

threshold. The SCAQMD’s working group has not set a date for finalizing the recommendations.  

 

City of San Bernardino Plans, Policies, Regulations, and Laws 

 

The City of San Bernardino does not have any plans, policies, regulations, significance 

thresholds or laws addressing climate change at this time. 
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4.9.4 Project Impacts and Mitigation Measures 
 
4.9.4.1 Thresholds of Significance 

 

Significant impacts to air quality from GHG emissions may result if the Proposed Project would:  

 

 Generate GHG emissions, either directly or indirectly, that may have a significant impact 

on the environment; or 

 

 Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing 

the emissions of GHGs. 

 

4.9.4.2 Methodology 

 

The CARB is the lead agency for implementing AB32. In October 2008, CARB published a 

Proposed Scoping Plan, in coordination with the Climate Action Team (CAT), to establish a 

comprehensive set of actions designed to reduce overall greenhouse gas emissions in California. 

The measures in the Scoping Plan approved by the Board will be developed over the next two 

years and be in place by 2020.  California is the fifteenth largest emitter of GHGs on the planet, 

representing about 2 percent of the worldwide emissions.  According to climate scientists, 

California and the rest of the developed world will have to cut emissions by 80 percent from 

today’s levels to stabilize the amount of CO2 in the atmosphere and prevent the most severe 

effects of global climate change. This long-range goal is reflected in California Executive Order 

S-3-05 that requires an 80 percent reduction of greenhouse gases from 1990 levels by 2050. 

Reducing GHG emissions to 1990 levels means cutting approximately 30 percent from business-

as-usual emissions levels projected for 2020, or about 15 percent from today’s levels. On a per-

capita basis, that means reducing our annual emissions of 14 tons of CO2 equivalent for every 

man, woman and child in California down to about 10 tons per person by 2020.  

 

Significant progress can be made toward the 2020 goal with existing technologies and improving 

the efficiency of energy use. Other solutions involve improving our state’s infrastructure, 

transitioning to cleaner and more secure sources of energy, and adopting 21
st
 century land use 

planning and development practices. Key elements of California’s recommendations for 

reducing its greenhouse gas emissions to 1990 levels by 2020 include: 

 

 Expanding and strengthening existing energy efficiency programs as well as building and 

appliance standard; 

 Achieving a statewide renewable energy mix of 33 percent; 

 Developing a California cap-and-trade program that links with other Western Climate 

Initiative partner programs to create a regional market system; 

 Establishing targets for transportation-related greenhouse gas emissions for regions 

throughout California, and pursuing policies and incentives to achieve those targets; 
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 Adopting and implementing measures pursuant to existing State laws and policies, 

including California’s clean car standards, goods movement measures, and the Low 

Carbon Fuel Standard; and 

 Creating targeted fees, including a public goods charge on water use, fees on high global 

warming potential gases, and a fee to fund the administrative costs of the State’s long 

term commitment to AB 32 implementation. 

 

To meet the 1990 target established by AB 32, CARB recommends a de minimis (minimal 

importance) emission threshold of 0.1 MMT annual (100,000 MT per year) CO2EQ per 

transportation source category. Source categories whose total aggregated emissions are below 

this level are not proposed for emission reduction requirements in the Scoping Plan but may 

contribute toward the target via other means.  As each regulation to implement the Scoping Plan 

is developed, CARB and other agencies will consider more specific de minimis levels below 

which the regulatory requirements would not apply. These levels will consider the cost to 

comply, especially for small businesses, and other factors. Until approved thresholds and 

guidelines are adopted at the local and regional level, the proposed de minimis threshold of 

100,000 MTCO2EQ per year for transportation sources will be utilized for transportation sources.   

 

In addition to the Proposed Scoping Plan, CARB released the Preliminary Draft Staff Proposal 

(Staff Proposal) on October 24, 2008 with the objective of developing interim significant 

thresholds for commercial and residential projects. CARB has already proposed a threshold of 

7,000 annual MT for industrial operational sources. However, the Staff Proposal has not yet 

developed thresholds applicable for residential and commercial sources. Therefore, criteria for 

determining threshold levels for residential and commercial sources have yet to be defined.  

Under CARB’s Staff Proposal, recommended approaches for setting interim significant 

thresholds for GHG under the CEQA are underway. CARB staff proposes to define certain 

performance standards (e.g., for energy efficiency) by referencing or compiling lists from 

existing local, state or national standards.  For some sub-sources of GHG emissions (e.g., 

construction, transportation, waste), CARB staff has not identified reference standards.   

 

The Staff Proposal’s Potential Performance Standards and Measures were released in December 

2008.  Inside the Staff Proposal, CARB’s Potential Performance Standard and Measures included 

some construction measures.  These guideline measures are:  

  

 Provide alternative transportation mode options or incentives for workers to and from 

worksite on days that construction requires 200 or more workers; and 

 Recycle and/or salvage at least 75% of non-hazardous construction and demolition debris 

by weight (residential) or by weight in volume (commercial); and 

 Use recycled materials for at least 20% of construction materials based on cost for 

building materials, based on volume for roadway, parking lot, sidewalk and curb 

material.  Recycled materials may include salvaged, reused, and recycled content 

materials. 

 

CARB’s Staff Proposal has identified CEC’s Tier II Energy Efficiency goals as an appropriate 

performance standard for energy use.  Under State Law, the CEC is required to establish 
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eligibility criteria, conditions for incentives, and rating standards.  Thus, the CEC established 

energy efficiency standards for homes and commercial structures, and requires new buildings to 

exceed current building standards by meeting Tier Energy Efficiency goals.  Currently, CEC’s 

proposed guidelines for the solar energy incentive program recommend a Tier II goal for 

residential and commercial projects of a 30% reduction in building combined space heating, 

cooling, and water heating energy compared to the 2008 Title 24 standards.   

 

Existing green building rating systems like LEED, GreenPoint Rated, the California Green 

Building Code, and others, contain examples of measures that are likely to result in substantial 

GHG emission reductions from residential and commercial projects.  Performance standards that 

already exist and have been proven to be effective, at the local, state, national or international 

level, are preferable.  For residential and commercial projects, staff has proposed that the GHG 

emissions of some projects that meet GHG performance standards might under some 

circumstances still be considered cumulatively considerable and therefore significant.  However, 

criteria threshold for residential and commercial has yet to be developed. 

 

SCAQMD’s Significance Thresholds 

On December 5, 2008, the SCAQMD adopted GHG significance threshold for Stationary 

Sources, where the SCAQMD is lead agency. The threshold utilizes a tiered approach, with a 

screening significance threshold of 10,000 MTCO2EQ, if the project was not part of a general 

plan’s GHG reduction plan.   

SCAQMD staff has proposed a draft threshold for 2020 of 4.8 MT/SP/YR (metric tons of 

CO2EQ per service population per year) for mixed-use developments.  The SCAQMD has also 

developed draft thresholds for commercial and residential projects, where it is not the lead.  The 

draft recommends a 3,000 MTCO2EQ per year screening threshold.  The SCAQMD’s working 

group has not set a date for finalizing the recommendations.  

The project is most closely related to a commercial/residential project as identified by the 

SCAQMD.  Therefore, for this project a significance threshold of 3,000 MTCO2EQ per year will 

be used. 

4.9.4.3 Issues Determined to Have No Impact 

 

As a result of the analysis conducted for the DEIR, there are not any greenhouse gas issues 

determined to have no impact with implementation of the Proposed Project. 

 

4.9.4.4 Impacts Determined to be Less Than Significant 

 

As a result of the analysis conducted, the following areas of environmental concern related to 

GHG emissions were identified to have less than significant impacts: 

 

Generate greenhouse gas emissions, either directly or indirectly, that may have a 

significant impact on the environment.  
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Short Term Construction Emissions 

 

Temporary impacts would result from construction activities. The primary source of GHG 

emissions generated by construction activities is from use of diesel-powered construction 

equipment and other combustion sources (i.e., generators, worker vehicles, materials delivery, 

etc.). The GHG air pollutants emitted by construction equipment would primarily be carbon 

dioxide. 

 

Typical emission rates for construction equipment were screened using the SCAQMD California 

Emissions Estimator Model (CalEEMod), released by the SCAQMD in 2011. CalEEMod is a 

computer program used to estimate construction and operational emissions.  

 

The project would involve site preparation, grading, construction, painting, and paving. It is 

anticipated that the construction of the project would start in early 2012 and be complete in 2013.   

  

Refer to Table 4.9-1 for GHG emissions associated with the construction phase. These emissions 

represent the total level of emissions based on the construction schedule. According to the 

SCAQMD’s CEQA Handbook (Greenhouse Gas CEQA Significance Threshold Stakeholder 

Working Group #5, August 27, 2008), construction emissions are amortized over the life of the 

project, defined by SCAQMD as 30 years, and are added to the annual operation emissions.  

Thus, the project’s annualized construction emissions will be added to the operation emissions 

and compared to the applicable GHG significance threshold. Refer to Appendix G for 

CalEEMod construction data worksheets. 

 

Table 4.9-1 

Construction CO2 Equivalent Emissions  

(Metric Tons Per Year) 

 CO2 CH4 N2O CO2EQ 

Total Construction Emissions (Metric Tons) 1500 0.12 0.00 1503 

     

Averaged Over 30 Years (Metric Tons Per Year) 50 0.00 0.00 50 
 Source: CalEEMod 2011 

 MTCO2EQ = metric tons equivalent carbon dioxide (CO2). 

 

Operational Greenhouse Gas Emissions 

 

The primary sources of GHG emissions generated by the Proposed Project would be from motor 

vehicle use. Natural gas consumption, electric usage, water usage, and solid waste generation are 

also included in the calculation by CalEEMod of the greenhouse gas emissions. Trip generation 

rates in CalEEMod were adjusted to agree with the traffic analysis prepared for the project (Fehr 

& Peers, August 12, 2011), approximately 5,692 trips per day. This trips value does not include 

the reduction due to the previous residential use. 

 

Refer to Table 4.9-2 for operational emissions. Area emissions are due to the use of cleaning 

products and painting. Energy emissions include both emissions due to the consumption of 

natural gas and electrical generation needed for the project.  Mobile emissions are due to the 
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vehicular traffic associated with the project.  Greenhouse gas emissions are released as the solid 

waste generated by the project decomposes in a landfill.  Energy is needed to pump water to the 

site and wastewater away, and therefore, these activities also result in GHG emissions. The 

CalEEMod allows credits for certain design features that would reduce GHG emissions. The 

following credits were selected: increase in diversity (the project would bring commercial and 

retail uses to area that is primarily residential), increase transit accessibility (a bus stop is located 

at the corner of the project), and improve pedestrian network (the project would improve the 

pedestrian access across the site along Highland Avenue, and within the site). 

 

Table 4.9-2 

Annual Project GHG Equivalent Emissions 

(Metric Tons) 

 Source of GHG Emissions CO2 CH4 N2O CO2EQ 

Area 0.0 0.0 0.0 0.0 

Energy 1,301 0.1 0.0 1,309 

Mobile 4,496 0.2 0.0 4,501 

Waste 362 21.4 0.0 811 

Water 89.9 0.5 0.0 106 

Total Annual Operational Emissions 6,249 22.2 0.0 6,726 

     

Annualized Construction Emissions 50 0 0 50 

Total Annual Emissions 6,299 22 0 6,776 
 Source: CalEEMod 2011 

 

As shown in Table 4.9-2 GHG emissions from the Proposed Project is anticipated to be 

6,776 MTCO2EQ per year. The emissions shown represent year 2013, and emissions are 

anticipated to decrease slightly in subsequent years due to improvements in vehicle fuel 

economy. The project emissions are above the SCAQMD threshold of 3,000 MTCO2EQ per 

year. 

 

Previous Land Use Greenhouse Gas Emissions 

 

The CalEEMod was used to estimate the GHG emissions for the previous land use.  The same 

general approach was used as was used for the Proposed Project. The previous use consisted of 

296 multi-family dwelling units. The vehicle trips for the residential use were projected by the 

traffic engineer (Fehr & Peers, August 12, 2011) to be approximately 1,719 trips per day. Refer 

to Table 4.9-3 for a breakdown of project operational emissions and Appendix G for CalEEMod 

data worksheets. 

 

As shown in Table 4.9-3, GHG emissions for the previous land use would be approximately 

3,917 MTCO2EQ per year. The Proposed Project results in an increase of approximately 

2,859 MTCO2EQ per year. The project emissions are below the SCAQMD threshold of 

3,000 MTCO2EQ per year, and therefore, no significant climate change impacts are anticipated. 
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Table 4.9-3 

GHG Emissions for Previous Land Use 

(Metric Tons Per Year) 

  CO2 CH4 N2O CO2EQ 

Area 200 0.01 0.0 202 

Energy 693 0.02 0.0 697 

Mobile 2,823 0.12 0.0 2,826 

Waste 27.6 1.63 0.0 61.9 

Water 113 0.59 0.0 130 

Total Annual Operational Emissions 3,857 2.4 0.0 3,917 

     

Proposed Project Annual Emissions 6,299 22 0 6,776 

Net Change in Emissions 2,442 20 0 2,859 

SCAQMD Threshold 3,000 

Significant  No 
    Source: CalEEMod 2011 

 

Conflict with an applicable plan, policy or regulation adopted for the purpose of 

reducing the emissions of greenhouse gases. 

 

There are no existing GHG plans, policies, or regulations that have been adopted by CARB or 

SCAQMD that would apply to this type of emissions source. It is possible that CARB may 

develop performance standards for Project-related activities prior to Project construction.  In this 

event, these performance standards would be implemented and adhered to, and there would be no 

conflict with any applicable plan, policy, or regulation; therefore, impacts would be less than 

significant, and no mitigation would be required. 

 

4.9.4.5 Impacts Determined to be Potentially Significant 

 

As a result of the analysis conducted for the DEIR, it was determined that there were no issues 

associated with greenhouse gas emissions that had the potential for resulting in significant 

impacts. 
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4.10 ECONOMIC IMPACTS – URBAN DECAY 

 

4.10.1 Introduction 
 

The California Environmental Quality Act (CEQA) requires consideration of potential economic 

impacts of certain retail development projects, where such impacts have the potential to 

indirectly result in adverse physical changes to the environment. Adverse physical changes to the 

environment from economic effects generally manifest themselves in the form of urban decay. 

Although the term “urban decay” has not been defined by either State statue or judicial decision, 

it is generally defined as, among other characteristics, visible symptoms of physical deterioration 

that invites vandalism, loitering, and graffiti that is caused by a downward spiral of business 

closures and long-term vacancies. The outward manifestation of urban decay includes, but is not 

limited to, boarded doors and windows, dumping of refuse, deferred maintenance of structures, 

unauthorized use of buildings and parking lots, littering, and dead or overgrown vegetation.  

 

Thresholds of significance for urban decay are not included in the CEQA Guidelines 

Appendix G, and therefore the issue was not evaluated in the Initial Study prepared for the 

Proposed Project. However, at the Applicant's request, a Retail Impact Study was prepared by 

Stanley R. Hoffman & Associates, Inc. for the Home Depot component of the Proposed Project, 

included as Appendix J to this Draft EIR, and incorporated herein by reference. 

 

The Retail Impact Study examines whether or not adverse physical impacts are likely to result 

from economic impacts of the proposed Home Depot Center on existing and future competitive 

stores, pursuant to CEQA Guidelines §15131(a). It is intended to comply with the mandates of 

the Fifth District Court of Appeal decision in Bakersfield Citizens for Local Control vs. City of 

Bakersfield. 

 

While the measurement of urban decay is not strictly defined under CEQA, this analysis assumes 

that it includes significant deterioration of existing structures and/or their surroundings. This 

analysis is based upon the premise that such deterioration occurs when property owners reduce 

property maintenance activities below that required to keep such properties in good condition. It 

assumes that property-owners make rational economic decisions about maintaining their property 

and are likely to make reductions in maintenance activities only under conditions where they see 

little likelihood of future positive returns from such expenditures. 

 

Where vacancy rates are low or growth rates are high, property owners are likely to see the 

prospect of keeping properties leased-up at favorable rents. But vacancy rates can and often do 

range far higher for extended periods of time, especially during extraordinary times, such as 

during the recent ‘Great Economic Recession’ and its resulting aftermath. Where vacancy rates 

are high and persistent, and growth rates are low, property owners are more likely to have a 

pessimistic view of the future and be prone to reducing property maintenance as a way to reduce 

costs. Certainly, most knowledgeable observers would agree that very high vacancy rates (say 

over 25 percent) that persist for long periods of time, for example, for several years are more 

likely to lead to reduced maintenance expenditures and in turn to physical deterioration. 
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Whether or not conditions in between those discussed above (i.e. moderate vacancy levels that 

persist for a few years) are likely to lead to “urban decay” depends on many factors including the 

growth prospects of the market area, the future state of the national and local economy, financial 

strength of existing tenants and landlords, the profitability of existing stores, and the potential for 

conversion to office, residential or other land uses. 

 

4.10.2 Environmental Setting  

 

Retail Trade Area 

 

The Retail Impact Study, included as Appendix J to this Draft EIR and summarized herein, 

analyzes the impact of the proposed Home Depot store on existing Building Materials stores with 

which it would compete. The Retail Trade Area (RTA) is defined as the area from which the 

proposed store is expected to draw most of its retail demand from residential and non-residential 

sources. In the study for Building Materials merchandise, the RTA for the proposed store was 

defined as primarily including demand zones based on the Southern California Association of 

Governments (SCAG) Traffic Analysis Zones (TAZs) that were wholly or partially within five 

miles of the proposed site. The communities within the RTA include the cities of San 

Bernardino, Big Bear Lake, Colton, Highland, Loma Linda, Redlands, and Rialto. Secondarily, 

TAZs representing the mountain communities of Lake Arrowhead, Crestline, Running Springs, 

Big Bear City and the City of Big Bear Lake, where there is a substantial year-around as well as 

seasonal population, were also included in the RTA.  

 

Households residing within this RTA comprise the majority of the customer base for the 

proposed Home Depot store. Besides residential demand, including demand from seasonal 

homes in the mountain communities, the study also calculated a portion of the Building 

Materials demand that originates from non-residential sources.  

 

Population. As shown in Table 4.10-1, the population of the City of San Bernardino was the 

largest among the RTA Communities from 2000 to 2010. The City experienced a significant 

increase from 185,401 in 2000 to 208,770 in 2006, followed by a slight increase to 209,924 in 

2010, based on the U.S. Census. Overall, the City experienced a 13.2 percent increase between 

2000 and 2010. In comparison, the sum of all RTA communities together experienced the same 

population increase as the City of San Bernardino with a total increase of 13.2 percent from 

487,307 people in 2000 to 551,740 people in 2010. The County population experienced the 

greatest percent change of 19.1 percent, increasing from 1.7 million people in 2000 to 2.0 million 

people in 2010.  
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Table 4.10-1 
Population Growth 
RTA Communities 

2000-2010  

2000 2006
1

2010

San Bernardino 185,401 208,770 209,924 24,523 13.2%

Big Bear Lake 5,438                     n/a 5,019 -419 -7.7%

Colton 47,662 52,421 52,154 4,492 9.4%

Highland 44,605 54,645 53,104 8,499 19.1%

Loma Linda 18,681 22,843 23,261 4,580 24.5%

Redlands 63,591 70,127 68,747 5,156 8.1%

Rialto 91,873 102,468 99,171 7,298 7.9%

Big Bear City CDP 5,779 n/a 12,304 6,525 112.9%

Crestline CDP 10,218 n/a 10,770 552 5.4%

Lake Arrowhead CDP 8,934 n/a 12,424 3,490 39.1%

Running Springs CDP 5,125 n/a 4,862 -263 -5.1%

RTA Communities 487,307 n/a 551,740 64,433 13.2%

County of San Bernardino 1,709,434 1,982,845 2,035,210 325,776 19.1%

1. 2006 represents ACS 2005-07 data, which is only available for geographic areas with populations of 20,000 or more.

Source: Stanley R. Hoffman Associates, Inc.

            Census 2010.

            U.S. Census American Community Survey, 2005-2007.

Jurisdiction

Percent Change from 

2000 to 2010

Change from 2000 to 

2010

 
 

Households.  As shown in Table 4.10-2, the City of San Bernardino had the greatest increase in 

households of the RTA Communities from 2000 to 2010. The City had a total of 

56,330 households in 2000, which increased to 61,617 in 2006.  The City subsequently 

experienced a decrease to 59,283 households in 2010.  The City of San Bernardino experienced a 

5.2 percent increase in households over the ten-year period of 2000 to 2010. In comparison, the 

total number of households in the sum of all RTA communities together increased 9.0 percent 

from 152,829 households in 2000 to 166,629 households in 2010. Households in the County 

experienced more growth than the City and the sum of all RTA communities, increasing 

15.7 percent from 2000 to 2010.  The total number of households in the County was 528,594 in 

2000, increased to 591,141 in 2006, and increased further to 611,618 in 2010. 

 

Average Household Income. As shown in Table 4.10-3, the City of San Bernardino had an 

average household income of $55,690 in 2000, in constant 2010 dollars, and decreased slightly 

to $50,939 in 2010. From 2000 to 2010, the average household income in the City of San 

Bernardino decreased by 9.3 percent.  In comparison, the total for all RTA communities had a 

higher average household income of $66,338 in 2000, which decreased to $63,152 in 2010, as 

shown in Table 4.10-3. With the exception of Highland, Loma Linda, and Running Springs, the 

RTA communities experienced a decline in average household income from 2000 to 2010. The 

County experienced a smaller decrease of 2.0 percent from $72,166 in 2000 to $70,780 in 2010.   
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Table 4.10-2 
Households Growth 
RTA Communities 

2000-2010  

2000 2006
1

2010

San Bernardino 56,330 61,617 59,283 2,953 5.2%

Big Bear Lake 2,343 n/a 2,187 -156 -6.7%

Colton 14,520 15,842 14,971 451 3.1%

Highland 13,478 15,631 15,471 1,993 14.8%

Loma Linda 7,536 8,703 8,764 1,228 16.3%

Redlands 23,593 25,468 24,764 1,171 5.0%

Rialto 23,593 25,781 25,202 1,609 6.8%

Big Bear City CDP 2,290 n/a 5,011 2,721 118.8%

Crestline CDP 4,000 n/a 4,360 360 9.0%

Lake Arrowhead CDP 3,243 n/a 4,672 1,429 44.1%

Running Springs CDP 1,903 n/a 1,944 41 2.2%

RTA Communities 152,829 n/a 166,629 13,800 9.0%

County of San Bernardino 528,594 591,141 611,618 83,024 15.7%

1. 2006 represents ACS 2005-07 data, which is only available for geographic areas with populations of 20,000 or more. Data was

   unavailable for City of Big Bear Lake, Big Bear City CDP, Crestline CDP, Lake Arrowhead CDP, and Running Springs CDP.

Source: Stanley R. Hoffman Associates, Inc.

            Census 2010.

            U.S. Census American Community Survey, 2005-2007.

Jurisdiction

Percent Change from 

2000 to 2010

Change from 2000 to 

2010

 

 

 

Competitive Retail Supply Area (CRSA) 

 

The Building Materials and Home Improvement stores within the Competitive Retail Supply 

Area (CRSA) are listed in Table 4.10-4.  The proposed Home Depot is planned at the southwest 

corner of East Highland Avenue and Arden Avenue.  An existing Home Depot store, scheduled 

to close in early 2014 when its lease expires, is located about 3.9 miles to the west of the 

proposed store at 1055 West 21st Street. 
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Table 4.10-3 
Average Household Income Trends 

RTA Communities 
2000-2010 

(In Constant 2010 Dollars) 

2000 2010
1

San Bernardino $55,690 $50,939 -9.3%

Big Bear Lake $67,556 $64,789 -4.3%

Colton $59,192 $54,605 -8.4%

Highland $72,867 $74,444 2.1%

Loma Linda $66,816 $72,564 7.9%

Redlands $87,710 $87,030 -0.8%

Rialto $67,100 $61,594 -8.9%

Big Bear City CDP $65,556 $49,531 -32.4%

Crestline CDP $72,672 $67,575 -7.5%

Lake Arrowhead CDP $104,446 $74,478 -40.2%

Running Springs CDP $76,883 $81,297 5.4%

RTA Communities
2

$66,338 $63,152 -5.0%

County of San Bernardino $72,166 $70,780 -2.0%

1. Data from the ACS for small geographies, including communities smaller than 20,000 

    population, is only available in the ACS 2005-2009 5-year estimates.  The Average 

    Household Income from this data series is in 2009 constant dollars, which have been 

    adjusted to 2010 dollars.

2. Weighted Averages for the RTA Communities were calculated using the 

    aggregate incomes and number of households for each jurisdiction and CDP. 

    Aggregate incomes were calculated using average incomes and number of

    households for each jurisdiction and CDP. 

Source: Stanley R. Hoffman Associates, Inc.

            Census 2000, 2010.

            American Community Survey 2005-09.

            U.S. Bureau of Labor Statistics, Consumer Price Index 2000-10.

Jurisdiction

Percent Change 

from 2000 to 2010
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Table 4.10-4 
Stores Located within the Competitive Retail Supply Area (CRSA) 

San Bernardino County and Riverside County  

Map Label Name Address City Zip Code Distance (mi.)

HI 1 Proposed Home Depot E. Highland Ave. & Arden Ave. San Bernardino 92346 0.00

HI 2 Home Depot #683 1055 W. 21st St. San Bernardino 92405 3.86

HI 3 Home Depot #610 695 E. Hospitality Ln. San Bernardino 92408 4.98

HI 4 Home Depot #1013 1151 W. Lugonia Ave. Redlands 92374 4.99

HI 5 Home Depot #6683 1451 W. Foothill Blvd. Rialto 92376 9.36

HI 6 Home Depot #6960 16005 Sierra Lakes Pkwy Fontana 92336 12.47

HI 7 Home Depot #1857 16783 Santa Ana Ave. Fontana 92337 12.56

HI 8 Home Depot #616 12255 Pigeon Pass Rd. Moreno Valley 92557 13.12

HI 9 Home Depot #6619 3323 Madison St. Riverside 92504 16.44

HI 10 Home Depot #1087 15975 Perris Blvd. Moreno Valley 92551 16.73

HI 11 Lowes (Closed 2010) 4060 N. Hallmark Pkwy San Bernardino 92407 6.04

HI 12 Lowe's #2856 27847 Greenspot Rd. Highland 92346 3.01

HI 13 Lowe's #0759 1725 W. Redlands Blvd. Redlands 92373 5.10

HI 14 Lowe's #1700 16851 Sierra Lakes Pkwy. Fontana 92336 11.39

HI 15 Lowe's #1574 12400 Day St. Moreno Valley 92553 13.38

HI 16 Lowe's #1048 9851 Magnolia Ave. Riverside 92503 19.16

PT 17 U-Sav Mor Stores Inc. 908 W. Highland Ave. San Bernardino 92405 3.67

PT 18 Sherwin-Williams 1375 Camino Real San Bernardino 92408 5.06

PT 19 Spectra-Tone Paint Store 1595 E. San Bernardino Ave. San Bernardino 92408 3.87

PT 20 SB Paint & Supply 160 E. Highland Ave. San Bernardino 92404 2.53

PT 21 Vista Paint 414 E. Redlands Blvd. San Bernardino 92408 5.19

PT 22 Dunn Edwards Paints 1211 E. Washington St. Colton 92324 6.97

HW 23 Highland Ave Lumber & Hardware Co. 1680 W. Highland Ave. San Bernardino 92411 4.88

HW 24 Cooley Hardware 633 N. D St. San Bernardino 92401 3.33

HW 25 Ace Hardware 4111 N. Sierra Way San Bernardino 92407 3.51

HW 26 K&L Hardware 26091 Base Line St. San Bernardino 92410 0.79

HW 27 Lake Drive Hardware 23895 Lake Dr. Crestline 92325 8.06

LM 28 Canam Wood Products 1410 Richardson St. San Bernardino 92408 3.96

LM 29 Barr Lumber Company Inc 111 E. Mill St. San Bernardino 92408 3.79

LM 30 House of Plywood and Paneling 1321 E. Base Line St. San Bernardino 92410 1.33

LM 31 Squires Lumber Co Inc. 370 N. 9th St. Colton 92324 6.45

EL 32 Prudential Lighting Inc. 1832 Commercenter Cir. San Bernardino 92408 5.10

EL 33 Safeway Electric Co. 1474 Miller Dr Colton 92324 5.70

EL 34 Lamps Plus 9425 California St. Redlands 92374 3.53

TL 35 Empire Tile & Marble Supply 190 E. Mill St. San Bernardino 92408 3.66

TL 36 New Impressions Tile 1156 W. Highland Ave. San Bernardino 92405 4.01

CL 37 Redlands Cluster 1 606 N. Eureka St. Redlands 92374 5.78

CL 38 Redlands Cluster 2 320 E. Stuart Ave. Redlands 92374 6.10

HW 39 DIY Home Center 42146 Big Bear Blvd. Big Bear Lake 92315 21.84

Source: Stanley R. Hoffman Associates, Inc.

            Google Maps, 2011.

 
 

As identified in Table 4.10-4, other than the proposed store, there are 38 stores within the CRSA 

falling within the NAICS 444 Building Materials stores category including Home Improvement, 

Hardware, Paint, Lumber and Electrical Supplies stores; 17 of these stores are within 5 miles of 

the proposed Home Depot. Another 12 stores are identified as within 5 to 10 miles, and the 9 

remaining stores are more than 10 miles away from the proposed store. The distances are 

measured on a point-to-point basis. 

 

The closest Home Depot within the City of San Bernardino is located at 695 East Hospitality 

Lane about 5 miles south of the proposed store.  There is also a Home Depot store located about 

5 miles to the southeast at 1151 West Lugonia Avenue in Redlands. 

 

There are no Lowe’s Home Improvement stores that are currently open in the City of San 

Bernardino.  The closest Lowe’s store is about 3 miles southeast of the Project Site and located at 

27847 Greenspot Road in the City of Highland.  Also, in the City of Highland, about 0.8 miles 
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south of the proposed store at 26091 Base Line Street is K&L Hardware, a relatively small 

neighborhood-serving hardware store. 

 

The DIY Home Center is identified as the farthest store from the proposed store within the 

CRSA and is located almost 22 miles away in the City of Big Bear Lake at 42146 Big Bear 

Boulevard.  DIY opened in 2011 and largely serves the mountain communities, particularly Big 

Bear City and the City of Big Bear Lake.  

 

Major Building Materials Store Inventory.  A total of 16 major home improvement stores in the 

Competitive Retail Supply Area were included in the study and are listed in Table 4.10-5.  In 

addition to the proposed Home Depot store, these include nine existing Home Depot stores, five 

existing Lowe’s stores, and one closed Lowe’s store.  The City of San Bernardino currently has 

two Home Depots, one located at the northwestern portion of the City and the other located in 

the southern portion.  The Home Depot store located on West 21
st
 Street is planned to close upon 

the expiration of their lease in early 2014.  Other Home Depot stores are located in the cities of 

Redlands, Rialto, Fontana, Moreno Valley, and Riverside.  The Lowe’s stores are located in the 

cities of Highland, Redlands, Fontana, Moreno Valley, and Riverside.   

 

As shown in Table 4-1, the estimated square footage of a major home improvement store within 

the RTA, including the garden centers, ranges from approximately 109,580 to 156,500 square 

feet.  The average size of a Home Depot store in the RTA is approximately 124,714 square feet, 

while the average size of a Lowe’s store in the RTA is approximately 149,824 square feet.  The 

proposed Home Depot retail store and garden center would be a combined 136,090 square feet, 

about 6 percent larger than the average Home Depot store in the RTA.  

 

Smaller Building Materials Store Inventory. The Retail Impact Study also included nearby 

smaller Building Materials stores serving the RTA, which compared to the larger Home 

Improvement Stores such as Home Depot and Lowe’s, are selected because they draw customers 

from a shorter distance assumed to be, in general, about 6 miles from the proposed store. The 

6-mile radius covers portions of the surrounding cities of Colton, Highland, Loma Linda, 

Redlands, and Rialto.  Additionally, two stores from the mountain communities, located more 

than 6 miles from the proposed store were also included in the Retail Impact Study to reflect the 

unique geography of the CRSA.  The types of Building Materials stores inventoried were paint, 

wallpaper and wall covering stores; hardware stores; lumber stores and lighting stores.  The 

stores were inventoried using various businesses listing websites and the building sizes were 

estimated using Google Earth, 2011. 

 

As shown in Table 4.10-6, there are five existing paint, wallpaper and wall covering stores in the 

City of San Bernardino ranging from an estimated 1,890 to 51,000 square feet in size.  In Colton 

and Redlands, there are three existing paint type stores, ranging from an estimated 4,380 square 

feet to 9,000 square feet.   

 



4.10 Economic Impacts - Urban Decay Environmental Impact Evaluation 

 

12/20/2011 4.10-8  Highland Marketplace Draft EIR    

Table 4.10-5 
Major Home Improvement Stores within the CRSA 

San Bernardino County and Riverside County 

Number Type of Store Address City Zip Code Latitude Longitude

Square 

Footage of 

Retail Store

Square 

Footage of 

Garden 

Center

Square 

Footage of 

Retail Store & 

Garden Center

1. Proposed Home Depot E. Highland Ave. & Arden Ave. San Bernardino 92346 34.135616 -117.236349 107,979 28,111 136,090

2. Home Depot #683 1055 West 21st St. San Bernardino 92405 34.133543 -117.30674 78,400 48,000 126,400

3. Home Depot #610 695 E. Hospitality Ln. San Bernardino 92408 34.06473 -117.270987 117,600 6,500 124,100

4. Home Depot #1013 1151 W. Lugonia Ave. Redlands 92374 34.068327 -117.197836 106,800 10,800 117,600

5. Home Depot #6683 1451 W Foothill Blvd. Rialto 92376 34.105995 -117.399839 103,600 24,000 127,600

6. Home Depot #6960 16005 Sierra Lakes Pkwy. Fontana 92336 34.138598 -117.457219 109,200 28,500 137,700

7. Home Depot #1857 16783 Santa Ana Ave. Fontana 92337 34.054821 -117.438129 106,860 2,720 109,580

8. Home Depot #616 12255 Pigeon Pass Rd. Moreno Valley 92557 33.942957 -117.262622 97,500 15,300 112,800

9. Home Depot #6619 3323 Madison St. Riverside 92504 33.935582 -117.401713 105,000 22,100 127,100

10. Home Depot #1087 15975 Perris Blvd. Moreno Valley 92551 33.889907 -117.226462 105,350 34,200 139,550

103,368 21,347 124,714

11. Lowe's (Closed 2010) 4060 N. Hallmark Pkwy. San Bernardino 92407

12. Lowe's #2856 27847 Greenspot Rd. Highland 92346 34.106673 -117.196361 132,000 20,000 152,000

13. Lowe's #0759 1725 West Redlands Blvd. Redlands 92373 34.061076 -117.214135 145,700 10,800 156,500

14. Lowe's #1700 16851 Sierra Lakes Pkwy. Fontana 92336 34.137527 -117.438282 125,720 21,600 147,320

15. Lowe's #1574 12400 Day St. Moreno Valley 92553 33.940617 -117.275918 122,200 28,600 150,800

16. Lowe's #1048 9851 Magnolia Ave. Riverside 92503 33.919672 -117.454791 120,000 22,500 142,500

129,124 20,700 149,824

Source: Stanley R. Hoffman Associates, Inc.

              Google Earth, 2011.

              www.homedepot.com

              www.lowes.com

Average Square Footage of Existing Home Depot Stores

Average Square Footage of Existing Lowe's Stores

 
 

 

 

 
Table 4.10-6 

Paint, Wallpaper & Wall Covering Stores within Proximity to Project Site 
City of San Bernardino and RTA Cities 

Number Type of Store Address City Zip Code Latitude Longitude

Square 

Footage

San Bernardino

1. U-Sav Mor Stores Inc. 908 W. Highland Ave. San Bernardino 92405 34.13628 -117.30326 1,890

2. Sherwin-Williams 1375 Camino Real San Bernardino 92408 34.076122 -117.296737 35,000

3. Spectra-Tone Paint Store 1595 E.San Bernardino Ave. San Bernardino 92408 34.077078 -117.253276 51,000

4. San Bernardino Paint & Supply, Inc. 160 E. Highland Ave. San Bernardino 92404 34.136543 -117.283201 3,000

5. Vista Paint 414 E. Redlands Blvd. San Bernardino 92408 34.063332 -117.276316 6,000

Other Jurisdictions

6. Dunn Edwards Paints 1211 E. Washington St. Colton 92324 34.047731 -117.306456 9,000

7. Redlands Paint 555 W. Redlands Blvd. Redlands 92373 34.057303 -117.189047 6,256

8. Dave's Paint N' Paper 606 N. Eureka St. Redlands 92374 34.060703 -117.186211 4,380

Source: Stanley R. Hoffman Associates, Inc.

              Google Earth, 2011.
 

 

As shown in Table 4.10-7, there are a total of eight hardware stores in the 6-mile radius area, 

four of which are located in San Bernardino; these stores range in size from an estimated 

2,400 square feet to 12,000 square feet. Two stores are located in Redlands and one is in the 

Crestline CDP; they range in size from an estimated 2,430 square feet to 5,392 square feet. 
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Table 4.10-7 

Hardware Stores within Proximity to Project Site 
City of San Bernardino and RTA Cities 

Number Type of Store Address City Zip Code Latitude Longitude

Square 

Footage

San Bernardino

1. Highland Ave. Lumber & Hardware Co. 1680 W. Highland Ave. San Bernardino 92411 34.136428 -117.32449 12,000

2. Cooley Hardware 633 N. D St. San Bernardino 92401 34.110728 -117.291611 2,400

3. Ace Hardware 4111 N. Sierra Way San Bernardino 92407 34.165895 -117.284748 3,380

4. K&L Hardware (Ace affiliate) 26091 Base Line St. San Bernardino 92410 34.120849 -117.235269 9,500

Other Jurisdictions

5. W.I.T. Windows & Doors 402 W. Colton Ave. Redlands 92374 34.063072 -117.187066 2,430

6. Carlson Hardware 330 Orange St. Redlands 92374 34.058205 -117.182227 3,600

7. Lake Drive Hardware 23895 Lake Dr. Crestline 92325 34.243014 -117.281964 5,392

8. DIY Home Center 42146 Big Bear Blvd. Big Bear Lake 92315 34.251166 -116.885362 21,280

Source: Stanley R. Hoffman Associates, Inc.

              Google Earth, 2011.

 
 

 

There are seven lumber stores in the 6-mile radius area, three of which are located in San 

Bernardino.  These stores, as listed in Table 4.10-8 range in size from an estimated 7,480 square 

feet to 68,400 square feet.  The four stores in the surrounding cities are located in Redlands (3) 

and Colton (1), and range in size from an estimated 2,800 to 19,800 square feet.   

 

 
Table 4.10-8 

Lumber Stores within Proximity to Project Site 
City of San Bernardino and RTA Cities 

Number Type of Store Address City Zip Code Latitude Longitude

Square 

Footage

San Bernardino

1. Canam Wood Products 1410 Richardson St. San Bernardino 92408 34.075702 -117.252927 21,000

2. Barr Lumber Company Inc. 111 E. Mill St. San Bernardino 92408 34.091361 -117.283965 68,400

3. House of Plywood and Paneling 1321 E. Base Line St. San Bernardino 92410 34.12097 -117.258552 7,480

Other Jurisdictions

4. Redlands Floorhouse 36 W. Stuart Ave. Redlands 92374 34.059821 -117.183875 2,800

5. Classic Building Supply 320 E. Stuart Ave. Redlands 92374 34.059307 -117.178529 5,208

6. Ray's Cabinet Shop 508 Texas St. Redlands 92374 34.059901 -117.190987 3,600

7. Squires Lumber Co Inc. 370 N. 9th St. Colton 92324 34.06842 -117.322004 19,800

Source: Stanley R. Hoffman Associates, Inc.

              Google Earth, 2011.

 
 

There are three lighting stores in the 6-mile radius area, one of which is in the City of San 

Bernardino and totals an estimated 6,500 square feet.  The two stores in the surrounding cities 

are located in Redlands and Colton, and range in size from an estimated 4,800 to 81,750 square 

feet.  These store locations are shown in Table 4.10-9. 
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Table 4.10-9 
Lighting Stores within Proximity to Project Site 

City of San Bernardino and RTA Cities 

 

Number Type of Store Address City Zip Code Latitude Longitude

Square 

Footage

San Bernardino

1. Prudential Lighting Inc. 1832 Commercenter Cir. San Bernardino 92408 34.068401 -117.284874 6,500

Other Jurisdictions

2. Safeway Electric Co. 1474 Miller Dr. Colton 92324 34.084231 -117.32058 4,800

3. Lamps Plus 9425 California St. Redlands 92374 34.082572 -117.223275 81,750

Source: Stanley R. Hoffman Associates, Inc.

              Google Earth, 2011.

 
 

As shown in Table 4.10-10, there are two tile stores in the City of San Bernardino.  One is an 

estimated 4,000 square feet, and the other is an estimated 35,650 square feet.   

 
 

Table 4.10-10 
Tile Stores within Proximity to Project Site 

City of San Bernardino and RTA Cities 

Serial 

Number Type of Store Address City Zip Code Latitude Longitude

Square 

Footage

1. Empire Tile & Marble Supply 190 E. Mill St. San Bernardino 92408 34.09266 -117.282538 35,650

2. New Impressions Tile 1156 W. Highland Ave. San Bernardino 92405 34.136276 -117.309214 4,000

Source: Stanley R. Hoffman Associates, Inc.

              Google Earth, 2011.

 
 

 

Current Conditions around Proposed Site. Within a ¼-mile area of the Project Site there 

approximately 600,000 square feet of commercial space, as shown in Table 4.10-11; this 

includes two large shopping centers that each feature large anchor retailers. These centers are 

Target, Rio Ranch Market, Rite Aid, and Big Five Sporting Goods. A third large shopping center 

previously contained a Staples and indoor mall, however the space is currently vacant. The 

remaining stores in these three centers are a combination of general merchandise, restaurants, 

and services. Two smaller centers lie closer to the Project Site, one immediately west and one 

across the street, but neither contains a major retailer. The center to the west is about half vacant; 

its only occupants are an independent living program center and barber shop.   

 

Retail space identified within the project site vicinity constitutes an estimated 47 percent of total 

commercial square footage, as shown in Table 4.10-7. Service businesses are the largest block of 

non-retail business, accounting for 23 percent of the total square footage in the area. A sixth 

center, composed primarily of office space, is located just west and across Highland Avenue 

from the proposed site. Two schools lie just south of the proposed site. Overall commercial 

vacancy is estimated at 25 percent.   
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Table 4.10-11 
Business Profile around Proposed Home Depot 

City of San Bernardino 

Business Category # Businesses Percent Sq. Ft. Percent

Avg. Sq. Ft. per 

Business

RETAIL

Home Improvement 2 2% 13,600 2% 6,800

General Merchandise
1

11 9% 186,586 31% 16,962

Restaurant 8 7% 20,147 3% 2,518

Grocery 3 2% 37,900 6% 12,633

Auto 1 1% 8,000 1% 8,000

Misc. Retail 8 7% 18,017 3% 2,252

Retail Total 33 27% 284,249 47% 8,614

NON-RETAIL  

Service 39 32% 141,848 23% 3,637

Office 11 9% 27,796 5% 2,527

Non-Retail Total 50 41% 169,644 28% 3,393

Vacant Total 38 31% 154,983 25% 4,078

STUDY AREA TOTAL 121 100% 608,876 100% 5,032

1. This includes 113,000 sq. ft. Target.

Data used in this section was collected through commercial real estate listings, business listings on Google, distance 

measurements on Google Earth, and confirmation as much as possible by contacting selected proprietors and site visits.

Source: Stanley R. Hoffman Associates, Inc.

          Google Earth, 2011.
 

 

 

It is also important to note that within the RTA, the City of San Bernardino Planning Department 

confirmed that a Lowe’s store, located in the northwestern region of the city closed in November 

2010.  The City of Colton Planning Department also reported that White Cap Construction 

Supply closed in June 2009.   The opening date for the DIY Home Center in the City of Big Bear 

Lake was in August 2011 and no communities within the study area reported proposed retail 

developments within the RTA. 

 

4.10.3 Applicable Policies, Plans and Regulations 

 

California State Health and Safety Code 

 

California State Health and Safety Code Sections 33031(a) and 33031(b) define economic 

and physical conditions that constitute blight. 

 

Economic Conditions that constitute blight include: 

 

 Depreciated or stagnant property values or impaired investments, including as a result 

of hazardous wastes. 

 Abnormally high business vacancies, abnormally low lease rates, high turnover rates, 

abandoned buildings, or excessive vacant lots within an area developed for urban uses 

and served by utilities. 

 A lack of necessary commercial facilities that are normally found in neighborhoods, 

including grocery stores, drug stores, banks, and other lending institutions. 



4.10 Economic Impacts - Urban Decay Environmental Impact Evaluation 

 

12/20/2011 4.10-12  Highland Marketplace Draft EIR    

 Residential overcrowding or an excess of bars, liquor stores, or other businesses that 

cater exclusively to adults, which has led to problems of public safety and welfare. 

 A high crime rate that constitutes a serious threat to the public safety and welfare. 

 

Physical conditions that constitute blight include: 

 

 Buildings in which it is unsafe or unhealthy for persons to live or work. These 

conditions can be caused by serious building code violations, dilapidation and 

deterioration, defective design or physical construction, faulty or inadequate utilities, 

or other similar factors. 

 Factors that prevent or substantially hinder the economically viable use or capacity of 

buildings or lots. This condition can be caused by a substandard design, inadequate 

size given present standards and market conditions, lack of parking, or other similar 

factors. 

 Adjacent or nearly uses that are incompatible with each other and which prevent the 

economic development of those parcels or other portions of the project area. 

 The existence of subdivided lots of irregular form and shape and inadequate size of 

proper usefulness and development that are in multiple ownership. 

 

California Environmental Quality Act 

 

The California Environmental Quality Act (CEQA) requires that significant effects on the 

environment be analyzed, disclosed, and mitigated, if feasible, prior to the approval of 

discretionary land use approvals. The CEQA Guidelines require that both direct and 

reasonably foreseeable indirect physical changes be evaluate during the environmental 

review process.  A direct physical change is caused by – and is immediately related to – the 

project.  Examples of direct physical changes are construction-related dust, noise, and traffic. 

An indirect physical change is no immediately related to the project but is caused indirectly 

by the project.  An example of an indirect physical change would be the construction of a 

new sewage treatment plant that provides additional wastewater treatment capacity that may 

facilitate population growth and may lead to an increase in air pollution. 

 

In this context of CEQA, urban decay is considered an indirect physical impact. The 

development of new commercial retail space in a retail market has the potential to result in 

the closure of competing business, which may, in turn, result in vacant storefronts that meet 

the definition of urban decay. 

 

City of San Bernardino General Plan 

 

The Economic Development Element is related to the Land Use, Circulation, Public Facilities, 

and Housing Elements.  A healthy economy not only provides the tax base for local services and 

infrastructure, but also affects the demand for a variety of land uses.  A proper balance of land 

uses helps the local economy by providing business community with a diverse workforce; 
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housing, recreational, cultural, and retail opportunities for employers and employees; and 

supporting infrastructure facilities and services that foster economic growth. 

 

Citywide Goals and Policies of the Economic Development Element 

 

Goal 4.1 Encourage economic activity that capitalizes upon the transportation and 

locational strengths of San Bernardino 
 

Policies: 

 

4.1.1 Proactively seek out and retain businesses that create jobs and generate sales 

tax revenue. 

 

Goal 4.4 Attract businesses through an efficient improvement program. 
 

Policies: 

 

4.4.1 Provide the necessary public infrastructure to enable businesses to operate 

successfully and direct new businesses to areas that can adequately serve new 

uses. Prioritize and market improvements to allow development to anticipate 

the location and timing of infrastructure improvements. 

 

Goal 4.5 Identify and attract new employment types/land uses that complement the 

existing employment clusters and foster long-term economic growth. 
 

Policies: 

 

4.5.2 Maintain and enhance commercial regional cores and economically sound 

community-serving commercial concentrations by attracting new regional 

outlets, maintaining the existing regional retail base, stabilizing the future 

regional retail base. 

 

Goal 4.9 Prevent retail sales leakage and recapture regional retail expenditure 

through key sectors. 
 

Policies: 

 

4.9.1 Monitor and strive to capture an increasing percentage of the day-today 

regional shopping needs of the resident population. (E-3) 

 

4.9.2 Proactively attract and provide incentives to developers and tenants that draw 

retail sales from the broader region. 
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4.10.4 Project Impact Analysis and Mitigation Measures 

 

4.10.4.1 Thresholds of Significance 

 

Thresholds of significance for urban decay are not included in the CEQA Guidelines 

Appendix G, and therefore the issue was not evaluated in the Initial Study prepared for the 

Proposed Project.  However, the City of San Bernardino has developed significance 

thresholds for major retail and/or big box stores to evaluate a project’s potential impacts.   

 

Under the City's significance thresholds, the Proposed Project’s Home Depot store would 

result in significant urban decay impacts if it would: 

 

 Create long-term store vacancies or result in the abandonment of buildings within the 

retail market area served by the proposed project; or 

 Result in the physical deterioration of properties or structures that impairs the proper 

utilization of the properties or structures, or health, safety, and welfare of the 

surrounding community. 

 

4.10.4.2 Methodology 
 

The Retail Impact Study included as Appendix H to this Draft EIR addressed stores classified as 

“Building Materials” and/or “Home Improvement” in the Proposed Project’s vicinity and as 

defined in Chapter 2 of the study.  Building Materials and Garden Equipment and Supplies is 

defined by the North American Industrial Classification System (NAICS) as NAICS 444.  This 

category is referred to interchangeably as Building Materials and Home Improvement stores or 

simply as Building Materials stores. 

 

The study used two geographies – a demand area over which the proposed Home Depot store 

attracts retail expenditures from residential and non-residential sources, and a supply area of 

present and future retail stores that compete with the proposed store for the above expenditures.  

The demand area is called the ‘Retail Trade Area’ (RTA), and the supply area is the 

‘Competitive Retail Supply Area’ (CRSA). 

 

The RTA consists primarily of areas in the Valley region of San Bernardino County, and 

secondarily communities in the Mountain areas to the north of the Project Site.  The demand 

areas in the Valley region are defined by Traffic Analysis Zones (TAZs) that wholly or partially 

fall within 5.0 miles of the proposed home improvement store.  The selected TAZs fall within the 

cities of San Bernardino, Colton, Highland, Loma Linda, Redlands and Rialto, as well as other 

adjacent unincorporated areas.  The demand areas in the mountain region of the County include 

TAZs that include the census-defined places of Lake Arrowhead, Running Springs, Crestline, 

Big Bear City, and the City of Big Bear Lake.  Further, the CRSA has most of the stores within 

15 miles of the proposed Home Depot, and some stores up to 22 miles, such as the DIY Home 

Center that was opened in Big Bear Lake in 2011.  

 

The analysis for the Building Materials store retail category involves three steps:  1) estimation 

of existing and future Building Materials demand from permanent and seasonal households and 
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non-residential development within the RTA; 2) estimation of existing and future Building 

Materials space supply within the CRSA; and 3) predicting the likely future sales at the CRSA 

Building Materials stores that serve RTA demand.  The retail impact analysis is conducted over 

three time periods:  1) base year conditions (2010); 2) estimated Home Depot store opening date 

(2014); and 3) a longer-term projection period (2020).   

 

The Retail Impact Study for the proposed Home Depot store in San Bernardino estimates the 

sales impact of the proposed Home Depot site and outward for three distance bands: 1) 0 to 5.0 

miles; 2) 5.0 to 10.0 miles; and 3) greater than 10.0 miles.  The analysis estimates and projects 

retail sales per square foot (the key performance indicator) for the proposed Home Depot store 

and for competitive Building Materials and Home Improvement stores within the three bands 

over the following time periods: 1) 2010 as existing conditions; 2) 2014 when the proposed 

Home Depot is projected to open; and 3) for a forecast year of 2020.  The analysis compares the 

projected trends in Building Materials sales per square foot with the existing conditions estimates 

and determines if they are increasing or decreasing among the competitive stores.  The next step 

is to evaluate whether any projected decreases are steep enough to cause vacancies among 

competitive stores and determine whether these vacancies are likely to persist over the long-term.   

The projected sales per square foot performance measures are also compared with benchmark 

averages.  All dollar figures are stated in constant 2010 dollars in order to remove the effects of 

inflation.  

 

It should be noted that as the sales are shown for bands further from the proposed Home Depot 

location, the sales per square foot measures are relatively lower than the comparisons with either 

the Home Depot or Lowe’s average sales levels.  That is because there are other households and 

non-residential sales generators outside of the study RTA that make Building Materials or Home 

Improvement purchases that are not accounted for in this analysis.  The key question is whether 

the sales per square foot capture from demand sources originating from within the RTA is shown 

to be decreasing significantly over the long-term that might result in Urban Decay.   

 

4.10.4.3 Issues Determined to Have a Less Than Significant Impact  
 

Create long-term store vacancies or result in the abandonment of buildings within 

the retail market served by the proposed project; or 

Result in the physical deterioration of properties or structures that impairs the 

proper utilization of the properties or structures, or health, safety, and welfare of 

the surrounding community. 

 

Projected residential (permanent and seasonal households) and non-residential Building 

Materials sales are presented by relative distance from the proposed Home Depot, as shown in 

Tables 4.10-12 and 4.10-13.  Projections of residential and non-residential sales are expressed in 

2010 dollars.   

 

As shown, stores in Band 1 (from 0 to 5.0 miles away from the proposed Home Depot) and 

Band 2 (from 5.0 to 10.0 miles away), are projected to experience decreases in Building 

Materials sales in the short-term period, from 2010 to 2014.  Stores in Band 3 are projected to 

experience an increase of about 56.5 percent in sales from 2010 to 2014.  However, from 2014 to 
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2020, all three Bands are projected to experience small increases in sales for Building Materials 

and Home Improvements.   

 

 
Table 4.10-12 

Projected Residential Building Materials Sales at CRSA1 Stores 
2010-2020 

(In Constant 2010 
Dollars)

2010 2014 2020 2010-2014 2014-2020 2010-2014 2014-2020

A. PERMANENT HOUSEHOLDS

Proposed Home Depot $0 $18,180,285 $19,347,752 $18,180,285 $1,167,467 n/a 6.4%

Band 1-- From 0 to 5.0 Miles $66,064,569 $57,104,809 $61,078,170 -$8,959,761 $3,973,361 -13.6% 7.0%

Band 2-- From  5.0 to 10.0 Miles $33,255,338 $22,164,909 $23,638,630 -$11,090,429 $1,473,721 -33.3% 6.6%

Band 3-- Over 10.0 miles $13,393,202 $20,966,880 $22,266,019 $7,573,678 $1,299,138 56.5% 6.2%

TOTAL $112,713,109 $118,416,883 $126,330,571 $5,703,774 $7,913,687 5.1% 6.7%

B. SEASONAL HOUSEHOLDS

Proposed Home Depot $0 $1,555,022 $1,554,983 $1,555,022 -$39 n/a 0.0%

Band 1-- From 0 to 5.0 Miles $6,741,641 $4,285,172 $4,285,065 -$2,456,469 -$107 -36.4% 0.0%

Band 2-- From  5.0 to 10.0 Miles $1,445,126 $904,502 $904,479 -$540,625 -$23 -37.4% 0.0%

Band 3-- Over 10.0 miles $426,549 $1,868,597 $1,868,551 $1,442,048 -$47 338.1% 0.0%

TOTAL $8,613,317 $8,613,293 $8,613,078 -$24 -$215 0.0% 0.0%

C. TOTAL RESIDENTIAL

Proposed Home Depot $0 $19,735,307 $20,902,735 $19,735,307 $1,167,428 n/a 5.9%

Band 1-- From 0 to 5.0 Miles $72,806,210 $61,389,981 $65,363,235 -$11,416,229 $3,973,254 -15.7% 6.5%

Band 2-- From  5.0 to 10.0 Miles $34,700,464 $23,069,411 $24,543,109 -$11,631,054 $1,473,699 -33.5% 6.4%

Band 3-- Over 10.0 miles $13,819,751 $22,835,478 $24,134,569 $9,015,726 $1,299,092 65.2% 5.7%

TOTAL $121,326,426 $127,030,176 $134,943,649 $5,703,750 $7,913,472 4.7% 6.2%

1. CRSA stands for Competitive Retail Supply Area.

Source: Stanley R. Hoffman Associates, Inc.

            Robert E. Goldman, Economist

CHANGE PERCENT CHANGE
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Table 4.10-13 
Projected Residential and Non-Residential Building Materials Sales at CRSA1 Stores 

2010-2020 
(In Constant 2010 Dollars) 

 

2010 2014 2020 2010-2014 2014-2020 2010-2014 2014-2020

A. TOTAL RESIDENTIAL DEMAND

Proposed Home Depot $0 $19,735,307 $20,902,735 $19,735,307 $1,167,428 n/a 5.9%

Band 1-- From 0 to 5.0 Miles $72,806,210 $61,389,981 $65,363,235 -$11,416,229 $3,973,254 -15.7% 6.5%

Band 2-- From  5.0 to 10.0 Miles $34,700,464 $23,069,411 $24,543,109 -$11,631,054 $1,473,699 -33.5% 6.4%

Band 3-- Over 10.0 miles $13,819,751 $22,835,478 $24,134,569 $9,015,726 $1,299,092 65.2% 5.7%

TOTAL $121,326,426 $127,030,176 $134,943,649 $5,703,750 $7,913,472 4.7% 6.2%

RESIDENTIAL TO NONRESIDENTIAL MULTIPLIER 
2
 = 0.9078

B. TOTAL NONRESIDENTIAL DEMAND

Proposed Home Depot $0 $17,915,712 $18,975,503 $17,915,712 $1,059,791 n/a 5.9%

Band 1-- From 0 to 5.0 Miles $66,093,478 $55,729,825 $59,336,745 -$10,363,653 $3,606,920 -15.7% 6.5%

Band 2-- From  5.0 to 10.0 Miles $31,501,081 $20,942,411 $22,280,235 -$10,558,671 $1,337,824 -33.5% 6.4%

Band 3-- Over 10.0 miles $12,545,570 $20,730,047 $21,909,362 $8,184,476 $1,179,315 65.2% 5.7%

TOTAL $110,140,129 $115,317,994 $122,501,844 $5,177,865 $7,183,850 4.7% 6.2%

C. TOTAL BUILDING MATERIAL DEMAND

Proposed Home Depot $0 $37,651,018 $39,878,238 $37,651,018 $2,227,220 n/a 5.9%

Band 1-- From 0 to 5.0 Miles $138,899,688 $117,119,806 $124,699,980 -$21,779,882 $7,580,174 -15.7% 6.5%

Band 2-- From  5.0 to 10.0 Miles $66,201,546 $44,011,822 $46,823,344 -$22,189,724 $2,811,522 -33.5% 6.4%

Band 3-- Over 10.0 miles $26,365,321 $43,565,524 $46,043,931 $17,200,203 $2,478,407 65.2% 5.7%

TOTAL $231,466,555 $242,348,170 $257,445,493 $10,881,615 $15,097,323 4.7% 6.2%

1. CRSA stands for Competitive Retail Supply Area.

2. As shown in Appendix Table B-1.

Source: Stanley R. Hoffman Associates, Inc.

            Robert E. Goldman, Economist

CHANGE PERCENT CHANGE

 
 
Sales to seasonal households by stores in Bands 1 and 2 are projected to experience decreases 

from 2010 to 2014.  However, Band 3 is projected to experience more than a threefold increase 

in sales during this same time period.  This is largely due to the opening of DIY Home Center in 

the City of Big Bear Lake. Total sales from households, both permanent and seasonal, are 

projected to reach approximately $135 million by 2020.   

 

A non-residential-to-residential multiplier of 0.9078 was applied to project the Building 

Materials sales of the non-residential component. This multiplier is further described in 

Appendix B, Table B-1 of this Draft EIR Appendix H. The total non-residential sales from the 

RTA are projected to reach approximately $123 million by 2020.   
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As shown in Table 4.10-13, the total Building Materials and Home Improvement sales from the 

RTA is projected to be about $231 million in 2010 and increasing to about $257 million by 2020.   

Combined, the area surrounding the proposed Home Depot inside Band 1 (0 to 5 miles) is 

projected to capture approximately 64 percent of the projected 2020 Building Materials sales.  

This is a projected increase from 60 percent capture in 2010. 

 

Projected Building Materials Sales Trends. As shown in Table 4.10-13, the overall projected 

Building Materials sales generated by demand from within the RTA increases from 2010 to 

2020.  However, in Band 1 - (0 to 5.0 miles) and Band 2 - (5.0 to 10.0 miles), projected Building 

Materials sales decline from 2010 to 2014 when the proposed Home Depot is estimated to open.  

Then, sales are projected to increase slightly by 2020. In the third band – (over 10.0 miles), the 

projected Building Materials sales are shown to increase significantly, largely due to the opening 

of the DIY Home Center in the City of Big Bear Lake. The DIY store will capture much of the 

permanent and seasonal household sales potential for Building Materials in the Mountain region, 

primarily from Big Bear Lake and the unincorporated communities of Running Springs, 

Arrowbear, and Big Bear City.  The new Home Depot is projected to capture about $37.7 million 

of sales in 2014 and about $39.9 million in 2020. 

 

Evaluation of Projected Sales per Square Foot Performance.  For evaluation purposes, the key 

measure of performance is the sales per square foot as shown in Table 4.10-14, Panel C. This is 

the result of dividing the projected sales in Table 4.10-14 Panel A by the competitive store 

square footages in Panel B of the table by the various distance bands from the proposed Home 

Depot.  

 

The sales per square foot trends are projected to increase by 2014 and 2020 for Bands 1 and 3 

and decrease only slightly by 2014 for Band 2 and then return to a growth trend by 2020, only 

about 2 percent below its level in 2010 (see Figure 4.10-1). The reason that the performance 

measures do not fluctuate downward as much as the projected Building Materials sales is 

because over the 2010 to 2014 time period, both an existing Lowe’s and an existing Home Depot 

Store are identified as leaving the competitive market supply.  Conversely, the DIY Home Center 

in Big Bear Lake has entered the competitive supply and is primarily attracting household 

expenditures from the Mountain area. 

 

The proposed Home Depot store is projected to yield about $277 per square foot upon opening in 

2014, and increasing to $293 per square foot by 2020.  This is comparable with the sales per 

square foot estimates for Home Depot stores at the national level that ranged from about $234 

per square foot in 2010 to $311 per square foot in 2006, in constant 2010 dollars.  Similarly, the 

projected sales per square foot of $167 in 2010, generated from within the study RTA, for 

competitive stores within the 0 to 5 mile band is shown to increase to about $169 per square foot 

by 2014, and to about $180 per square foot by 2020. 
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Table 4.10-14 
Calculation of Building Materials Retail Impacts by Distance within the CRSA1 

2010-2020 
(In Constant 2010 Dollars) 

 

2010 2014 2020 2010-2014 2014-2020 2010-2014 2014-2020

A. TOTAL RETAIL DEMAND

Proposed Home Depot $0 $37,651,018 $39,878,238 $37,651,018 $2,227,220 n/a 5.9%

Band 1-- From 0 to 5.0 Miles $138,899,688 $117,119,806 $124,699,980 -$21,779,882 $7,580,174 -15.7% 6.5%

Band 2-- From  5.0 to 10.0 Miles $66,201,546 $44,011,822 $46,823,344 -$22,189,724 $2,811,522 -33.5% 6.4%

Band 3-- Over 10.0 miles $26,365,321 $43,565,524 $46,043,931 $17,200,203 $2,478,407 65.2% 5.7%

TOTAL $231,466,555 $242,348,170 $257,445,493 $10,881,615 $15,097,323 4.7% 6.2%

B. RETAIL SUPPLY SQUARE FEET

Proposed Home Depot 0 136,090 136,090 136,090 0 n/a 0.0%

Band 1-- From 0 to 5.0 Miles 834,300 694,300 694,300 -140,000 0 -16.8% 0.0%

Band 2-- From  5.0 to 10.0 Miles 552,741 398,866 398,866 -153,875 0 -27.8% 0.0%

Band 3-- Over 10.0 miles 1,067,350 1,088,630 1,088,630 21,280 0 2.0% 0.0%

TOTAL 2,454,391 2,317,886 2,317,886 -136,505 0 -5.6% 0.0%

C. RETAIL SALES PER SQUARE FOOT

Proposed Home Depot n/a $276.7 $293.0 n/a $16.4 n/a 5.9%

Band 1-- From 0 to 5.0 Miles $166.5 $168.7 $179.6 $2.2 $10.9 1.3% 6.5%

Band 2-- From  5.0 to 10.0 Miles $119.8 $110.3 $117.4 -$9.4 $7.0 -7.9% 6.4%

Band 3-- Over 10.0 miles $24.7 $40.0 $42.3 $15.3 $2.3 62.0% 5.7%

TOTAL $94.3 $104.6 $111.1 $10.2 $6.5 10.9% 6.2%

1. CRSA stands for Competitive Retail Supply Area.

Source: Stanley R. Hoffman Associates, Inc.

            Robert E. Goldman, Economist

CHANGE PERCENT CHANGE

 
 

 

For the band over 10.0 miles, the sales per square foot performance, also generated from within 

the study RTA, is shown to increase rather significantly from about $25 per square foot in 2010 

to about $40 per square foot in 2014, growing further to about $42 per square foot in 2020. This 

is largely due to the DIY Home Center in the City of Big Bear Lake that opened in 2011.  Only 

the middle band from 5.0 to 10.0 miles showed a decrease in sales per square foot of about 

8 percent ($120 to $110) from 2010 to 2014, but then increased from 2014 to 2020 ($110 to 

$117). 
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Figure 4.10-1 
Projected Change in Sales per Square Foot by Distance within the CRSA 

2010-2020 

 

 

 

 

 

 

 

 

 

 

 

 

 
Source: Stanley R. Hoffman Associates, Inc. 

              Robert E. Goldman, Economist 

 
 

From this analysis, the following findings and conclusions are drawn: 

 

 Based on the performance measure of sales per square foot for Building Materials and 

Home Improvement stores serving the study RTA, it is concluded that the supply of 

competitive stores will not experience significant vacancies that will persist over the 

long-term. 

 

 In the present analysis, as shown in Figure 6-1, sales per square foot trends after the 

introduction of the proposed Home Depot store, show: 1) either increases in performance 

at various distances from the proposed site (0-5 miles and greater than 10 miles); or 2) 

relatively small decreases (5 to 10 miles) in the short-term (2014), and then increases 

back close to their former level by 2020. 

 

 While there have been declines in Building Materials and Home Improvement sales in 

recent years in the overall market area studied, there have also been decreases in the 

supply with the closing of the Lowe’s Home Improvement store in northwest San 

Bernardino in late 2010, and, a Home Depot store located near the intersection of 

Interstate 215 and Highway 159 in San Bernardino is expected to close when its lease 

expires in early 2014. 
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 The DIY Home Center that opened in 2011 in the City of Big Bear Lake is shown to 

largely capture its sales from the Mountain area and does not directly compete for 

households that reside near the competitive stores in the City of San Bernardino and its 

neighboring jurisdictions. 

 

While it is possible that individual stores may experience greater or lesser sales per square foot 

impacts than averages shown for various distance bands from the proposed Home Depot store 

(due to their unique locations or business conditions), it is projected that the sales per square foot 

trends, in conjunction with increases and decreases in the competitive retail supply, would not 

likely result in substantial and persistent increases in commercial vacancies that would result in 

urban decay.  Therefore, any potential impacts are determined to be less than significant. 
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5.0 OTHER CEQA REQUIRED ANALYSIS 
 

5.1 INTRODUCTION 

 

This section includes consideration and discussion of other project-related impacts that must be 

evaluated in an EIR as described in CEQA Guidelines section 15126.2 and section 15130. These 

include the following:  

 

 Cumulative Impacts must be discussed when project-related impacts are or can be 

mitigated to less than significant, but, when combined with other reasonably foreseeable 

projects, can be cumulatively considerable. 

 Growth Inducing Impacts must be discussed with regard to the way in which the 

Proposed Project could foster economic or population growth, or the construction of 

additional housing, either directly or indirectly, in the surrounding area. 

 Significant Irreversible Environmental Changes Which Would be Involved if the 

Proposed Project is Implemented must be discussed when the project includes future 

commitments to non-renewable resources either during construction or operation. 

Irretrievable commitments of non-renewable resources must be evaluated to assure that 

the consumption can be justified. Irreversible changes may also result from 

environmental accidents associated with project operations.  

 

5.2 CUMULATIVE IMPACT ANALYSIS 

 

5.2.1 Purpose 

 

This section discusses the potential cumulative impacts to the environment that may result from 

the implementation of the proposed Highland Marketplace project when considered with other 

planned or reasonably foreseeable projects. CEQA Guidelines, Section 15130, provides the 

following guidance concerning the format and content of the cumulative impacts analysis:  

 

(a) (1)…a cumulative impact consists of an impact which is created as a result of the 

combination of the project evaluated in the EIR together with other projects causing 

related impacts. 

 

(2) When the combined cumulative impact associated with the project’s incremental 

effect and the effect of other projects is not significant, the EIR shall briefly indicate why 

the cumulative impact is not significant and is not discussed in further detail in the EIR. 

 

When discussing cumulative impacts: 

 

(b) The discussion of cumulative impacts shall reflect the severity of the impacts and their 

likelihood of occurrence, but the discussion need not provide as great detail as is 

provided for the effects attributable to the project alone. The discussion should be guided 

by the standards of practicability and reasonableness. The following elements are 

necessary to an adequate discussion of cumulative impacts: 
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(1) Either: 

 

A. A list of past, present, and probable future projects producing related or 

cumulative impacts, including, if necessary, those projects outside the control of 

the agency, or 

B. A summary of projections contained in an adopted general plan or related 

planning document, or in a prior environmental document which has been adopted 

or certified which described or evaluated regional or area-wide conditions 

contributing to the cumulative impact. Any such planning document shall be 

referenced and made available to the public at a location specified by the lead 

agency. 

 

A list of related projects which are pending, approved, or under construction was compiled by 

the City within an approximately three-mile radius of the Proposed Project site. This radius 

encompasses lands within the City of San Bernardino, the City of Highland, and unincorporated 

areas of the County of San Bernardino. These projects are identified in Table 5-1 and their 

location is shown on Figure 5-1. The three-mile radius is an approximate area defined to identify 

other projects that are interrelated and share direct and indirect impacts both individually and 

cumulatively. However some cumulative analyses such as biology and air quality are assessed 

and analyzed on a regional level. Potential Cumulative Impacts for Air Quality, Greenhouse 

Gasses, and Traffic are analyzed on both a project and cumulative basis. 

 

The combined cumulative projects include 448 residential lots and approximately 596,515 square 

feet of commercial space, 1,116,317 square feet of manufacturing and warehouse space, 

12,556 square feet of office space, and 878,758 square feet of industrial space not including the 

Proposed Project of approximately 107,979 square-feet of commercial uses. There were other 

past, present, and probable future projects within the 3-mile radius that are not included in the 

table for analysis, either due to the small scale of the project or the type of land use would not 

have added to any cumulative impacts. 

 

5.2.2 Standards of Significance 

 

CEQA Guidelines Section 15355 defines cumulative impacts as “two or more individual effects 

which, when considered together, are considerable or which compound or increase other 

environmental impacts.” The Guidelines further state: 

 

 a. The individual effects may be changes resulting from a single project or a number of 

separate projects. 

b. The cumulative impact from several projects is the change in the environment, which 

results from the incremental impact of the project when added to other closely related 

past, present, and reasonably foreseeable future projects. Cumulative impacts can 

result from individually minor but collectively significant projects taking place over a 

period of time. 
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Table 5-1 

Cumulative Projects  
Map Jurisdiction Location Description 

1 City of San Bernardino Northeast corner of Waterman 

Avenue and Olive Street 

450 units mixed-income residential, and 

75-unit senior housing and a 60,000 – 

80,000 sq. ft. full service community 

center 

2 City of San Bernardino South side of Highland Avenue, 

between Valaria Drive and 

Robinson Road. 

3-story 52,349 square-foot/100 rooms 

hotel 

3 City of San Bernardino 1910 E. Central Avenue. 

 

951,000 sq. ft. warehouse building 

4 City of San Bernardino NEC of Highland Ave. & Boulder 

Ave 

40,631 sq ft expansion to existing Wal-

Mart retail 

5 City of San Bernardino Rialto Avenue 800 feet east of 

Tippecanoe Avenue. 

94 Dwelling Units 

6 City of San Bernardino NEC of Sterling Ave. and 3rd 

Street. 

 

27,129 sq ft office and 19,943 sq ft 

industrial 

7 City of San Bernardino 1955 E. Marshall Avenue 11,000 sq.ft. office building 

 

Chapter 4 of the Draft EIR includes an assessment of the Proposed Project’s potential to impact 

environmental resources in the areas of: 

 

 Aesthetics 

 Air Quality 

 Biological Resources 

 Cultural Resources 

 Geology and Soils 

 Hazards and Hazardous Materials 

 Hydrology and Water Quality 

 Noise 

 Traffic and Circulation 

 Greenhouse Gases 

 Economic Impact – Urban Decay 

 

The analyses presented in Chapter 4 of the Draft EIR conclude that the Proposed Project’s 

impacts determined to be potentially significant before mitigation measures are implemented 

would occur in the areas of Aesthetics, Air Quality, Geology and Soils, Hazards and Hazardous 

Materials, Hydrology and Water Quality, Noise, and Traffic and Circulation. All potentially 

significant impacts are reduced to levels of less than significant with the implementation of 

mitigation measures.  

 

Cumulative Impacts Considered to be Less than Significant 

 

Aesthetics. The Project Site is located within the City’s Open Space Public/Commercial 

Recreation (PCR) zoning classification as shown on the City of San Bernardino Zoning Map.  
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Views along Arden Avenue and for residents located on the east side of Arden Avenue would 

not be significantly changed with implementation of the Proposed Project. Appropriate setbacks 

and landscaping for the Proposed Project and cumulative projects would provide a buffer to 

minimize visual impacts. Given the location of the Project Site along Highland Avenue (a viable 

commercial corridor), freeway access and visibility, the Proposed Project would not appear out 

of place and would redevelop a once blight site to an aesthetically pleasing neighborhood retail 

center. None of the other cumulative projects are commercial retail, however a hotel is proposed 

(Cumulative Project No. 2) along the south side of Highland Avenue east of the Project Site. 

Cumulatively, aesthetic benefits to the Highland Avenue Corridor would result from these 

projects. 

 

All the buildings within the Proposed Project would have a contemporary architectural style and 

would incorporate a number of design elements. The Proposed Project would cumulatively add 

to the urbanized character of the City and would not be considered a significant impact. The 

cumulative projects primarily consist of commercial uses that are anticipated to be of similar 

aesthetic and visual quality. The Proposed Project as well as the cumulative projects are 

consistent with adopted land use plans and therefore, this would not be a significant cumulative 

impact. 

 

The impact of nighttime lighting depends on the proximity of sensitive receptors, intensity of the 

new light sources, and existing ambient lighting combined. Sensitive receptors located in the 

vicinity of the Project Site include multi-family residential development immediately west of the 

Project Site boundary, residential development to the east of the Project Site across Arden 

Avenue, and two schools located just south of the Project Site. Existing nighttime illumination 

sources include street lights along Highland Avenue and Arden Avenue, security lighting in the 

residential development areas, traffic signals, surrounding commercial development lighting, and 

glow from vehicle traffic along Highland Avenue, Arden Avenue and I-210. While the Proposed 

Project could involve nighttime activities such as late night operation of the drive-thru facilities 

and gas station that would result in new sources of light, substantial nighttime lighting in the 

surrounding areas of the Project Site already exist. Addition of new sources of permanent light 

and glare as a result of implementation of the Proposed Project would not significantly increase 

ambient lighting in the project vicinity. 

 

Air Quality. Potential Cumulative Impacts related to Air Quality are analyzed on both a project 

and cumulative basis simultaneously. The Draft EIR Section 4.2 analysis the potential Air 

Quality impacts associated with the Proposed Project. This Draft EIR Section identifies that only 

construction related air emissions will exceed the established threshold levels and that these 

emissions can effectively be reduced to less than significant levels with implementation of 

Mitigation Measures AQ-1, 2, and 3. Operational air quality emissions are not anticipated to 

exceed established air quality thresholds and no project related mitigation is required. The Draft 

EIR Section 4.2 demonstrates that with implementation of Mitigation Measures AQ-1, 2, and 3 

the potential impacts to Air Quality both individually and cumulatively would be reduced to a 

less than significant level. 

 

Biological Resources. The project site does not contain suitable habitat for any rare, threatened 

or endangered species. Other projects in the vicinity would incrementally increase the use of 
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currently undeveloped land that could potentially be used by various wildlife species, including 

rare, threatened or endangered species. However, the City of San Bernardino is largely 

developed with urban uses and most of the cumulative project sites are already surrounded by 

development. In addition, project specific mitigation measures for other proposed development 

within the region would ensure that impacts to biological resources are mitigated. Therefore, 

cumulative impact to biological resources would not be considered significant. 

 

Cultural Resources. The results of the Phase I Cultural Resource Investigation conducted to 

address potential cultural, paleontological and archeological impacts for the Proposed Project 

indicate that the no resources were discovered on the Project Site and the archaeological 

sensitivity of the project area is considered to be low. According to the City of San Bernardino 

General Plan Update and Associated Specific Plans Draft EIR (Figure 5.4-2 Archaeological 

Sensitivities), neither the Project Site nor the cumulative projects identified on Table 5-1 are 

located in a designated area of concern for Archaeological Resources or in an Urban 

Archaeological District containing Historical Archaeological Resources. The cumulative projects 

identified on Table 5-1, would all be required to assess their individual impact upon cultural 

resources. Since the Project Site does not contain cultural resources the project would not 

contribute to cumulative impacts relating to cultural, paleontological and archeological 

resources. 

 

Geology and Soils. According to the geotechnical reports prepared for the Project Site, no known 

active or potentially active faults pass through the project site. The Proposed Project lies outside 

of any Alquist Priolo Special Studies Zone and the potential for damage due to direct fault 

rupture is considered remote. Impacts associated with geology and soils would be site-specific 

and are either less than significant or can be reduced to less than significant with implementation 

of the recommended mitigation measures. Regionally, the cumulative projects identified on 

Table 5-1 could attract an increase in the number of people to an area exposed to potential effects 

related to geology and soils. However, potentially adverse environmental effects are required to 

be addressed within the Uniform Building Code. Adherence to the UBC will reduce the potential 

cumulative impact to less than significant. Therefore, cumulative impacts are considered to be 

less than significant. 

 

Hazards and Hazardous Materials. The Proposed Project would store, use and dispose of 

hazardous materials typical of commercial uses and service stations. Certain projects in 

Table 5-1 include uses that may support industrial and warehousing activities. The transport, use, 

storage and disposal of hazardous materials would increase incrementally as development 

continues in the area. However, the Proposed Project and related projects (other than residential) 

are regulated by local, state and federal agencies for hazardous materials, and must show proof 

of compliance with all applicable regulations relating to the routine transport, use, or disposal of 

hazardous materials. Compliance with these regulations would result in cumulatively less than 

significant impact.  

 

Hydrology and Water Quality. Development of other projects (shown in Table 5-1) would result 

in an increase in impervious surfaces and increase runoff from these sites into the local and 

regional storm drain systems. In addition, urban pollutants associated with parking lots, roads, 

and landscaping, combine with stormwater that ultimately ends up in major watercourses 
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flowing through the City of San Bernardino. Stormwater requirements administered by the Santa 

Ana Regional Water Quality Control Board (RWQCB) require individual projects to employ 

Best Management Practices (BMPs) to control urban runoff from each site during construction. 

The RWQCB is also responsible for reviewing each project’s Water Quality Management Plan 

(WQMP) for long-term operation and issuing the Waste Discharge Requirements for each 

project. In addition, individual business owners may also be required to submit Water Quality 

Management Plans and be issued Waste Discharge Requirements by the RWQCB on an 

individual basis within larger development projects. Employing BMPs that reduce the potential 

for storm water discharges to affect water quality have been proven successful when 

implemented at construction projects. Therefore, this impact would not be cumulatively 

significant.  

 

Noise. Noise sources associated with the Proposed Project are related to: 1) introduction of new 

uses to an existing underdeveloped area; and 2) vehicle trips that when combined with traffic 

generated by other related projects would increase the ambient noise levels in the vicinity. The 

Draft EIR Section 4.7 discusses both project-specific traffic noise increases as well as cumulative 

traffic noise increases. The noise analysis shows that the project itself would result in a very 

minor change in noise levels along all roadways in the area. The increases caused by the project 

range from 0.1 to 0.9 dB, which would not be discernible. Therefore, the traffic generated by the 

project would not result in a significant impact. Draft EIR Section 4.7 also shows that cumulative 

CNEL traffic noise levels are projected to increase up to 2.9 dB over existing conditions. The 

project contributes insignificantly to these levels. Therefore, is not adding to the cumulative 

impact. 

 

The noise levels along Highland Avenue, Del Rosa Drive and Sterling Avenue would continue to 

be high and would increase over existing levels. However, the increase in traffic noise is due to 

general development in the area, and the Proposed Project would not contribute significantly to 

this increase. The noise from the I-210 would continue to dominate the noise at the Project Site. 

 

Most of the noise increase that would occur along roadways in the vicinity of the Proposed 

Project would be due to the regional growth in traffic that would occur independently of the 

project itself. Therefore, increases in ambient noise in the area could be cumulatively significant. 

However, the minimization of noise impacts can occur with appropriate project design; both to 

alleviate noise generation from the project and to alleviate noise impacts to sensitive receptors. 

Noise barriers would be constructed for all schools, residential areas, and parks that could be 

impacted by traffic noise from any cumulative projects. Compliance with appropriate City and/or 

County noise standards, and project-specific mitigation measures if required for any cumulative 

projects, would result in less than significant cumulative noise related impacts. 

 

Traffic and Circulation. The City of San Bernardino General Plan designates land uses to all 

areas of the City. The 2030 traffic model includes the zoning for each area of the City and those 

projects known at the time the traffic model is developed. Mitigation measures in the form of 

street improvements, internal parking and roadway design, and signals are listed to achieve 

acceptable levels of service. The City of San Bernardino requires the payment of traffic fees for 

off-site improvements.  
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As discussed in the Draft EIR Section 4.8, the traffic impact analysis prepared by Fehr & Peers, 

in August of 2011, included an analysis of future conditions in opening year (2013) and 2030 

with and without the project as well as expected general and cumulative traffic growth in the 

area. Future traffic projections were interpolated from existing traffic counts and analyzed in 

conjunction with empirical research conducted by the Transportation Research Board and other 

authorities in accordance with City of San Bernardino and the San Bernardino Association of 

Governments Congestion Management Plan analysis requirements. Eleven signalized and 

unsignalized intersection operations were evaluated using methodologies provided in Highway 

Capacity Manual (HCM 2000) (Transportation Research Board), which is considered the state-

of-the-practice methodologies for evaluating intersection operations.  

 

The Draft EIR Section 4.8 concludes that with the improvements on the following intersections, 

potentially significant traffic impacts on a project-related and cumulative basis would be reduced 

to a less than significant level: 

 

 I-210 Eastbound Off-Ramp at Highland Avenue 

 I-210 Westbound On-Ramp/Arden Avenue at Highland Avenue,  

 I-210 Eastbound Off-Ramp at Highland Avenue 

 Sterling Avenue/Highland Avenue 

 Highland Avenue at Victoria Avenue 

 SR-210 Westbound On-Ramp/Arden Avenue at Highland Avenue 

 Date Street at Arden Avenue 

 SR-210 Eastbound On-Ramp at Arden Avenue 

 

Based upon implementation of the proposed improvements/mitigation measures TC-1 through 

TC-10, the incremental impacts from the Proposed Project in conjunction with the listed 

cumulative projects and overall growth, would not contribute to significant cumulative impacts 

to traffic.  

 

Greenhouse Gases. The Draft EIR Section 4.9 analyses the potential impacts of Greenhouse 

Gases (GHG) on a regional/cumulative basis. As discussed in this Draft EIR Section, increases in 

GHG emissions from the Proposed Project when considered in conjunction with the Project 

Site’s previous land use would be below SCAQMD’s 3,000 MTCO2e/yr. threshold of 

significance and concludes that there are no issues associated with greenhouse gas emissions that 

have the potential for resulting in significant cumulative impacts. Therefore, the Proposed 

Project’s contribution to this impact is considered to be less than cumulatively considerable  

 

Economic Impact – Urban Decay. As identified in the Draft EIR Section 4.10, there are 38 stores 

in the categories of Home Improvement, Hardware, Paint, Lumber and Electrical Supplies stores 

that were included within the Competitive Retail Supply Area (CRSA) defined for the Retail 

Impact Study prepared for the Proposed Project. Seventeen (17) of these stores are within 5 miles 

of the Proposed Project’s Home Depot. Another 12 stores are identified as within 5 to 10 miles, 

and the 9 remaining stores are more than 10 miles away from the proposed store. The farthest 

store from the Project Site and within the CRSA and is located almost 22 miles away in the City 

of Big Bear Lake. 
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While it is possible that individual stores may experience either greater or lesser sales per square 

foot impacts than the averages shown for various distance bands from the Proposed Project’s 

Home Depot store, it is projected that the sales per square foot trends, in conjunction with 

increases and decreases in the competitive retail supply, would not likely result in substantial and 

persistent increases in commercial vacancies that would result in Urban Decay. The cumulative 

project do not include any commercial uses within the categories of Home Improvement, 

Hardware, Paint, Lumber and Electrical Supplies. Therefore, cumulative impacts to urban decay 

as a result of the Proposed Project including a Home Depot store would not occur. 

 

When considering the Proposed Project, in conjunction with the other proposed or reasonably 

foreseeable projects as identified in Table 5-1, the level of significance of projected-related 

impacts would not incrementally increase for any environmental resource areas. No cumulatively 

significant impacts would occur.  

 

5.3 GROWTH INDUCING IMPACTS  

 

CEQA Guidelines Section 15126.2(d) requires an evaluation of growth inducing impacts that 

may result from a Proposed Project. Growth inducing impacts can occur when a Proposed 

Project places additional stress on a community by directly inducing economic or population 

growth that would lead to construction of new development projects in the same area as the 

project.  

 

The proposed Home Depot Shopping Center entails the development of a commercial shopping 

center with a maximum of 204,720 square feet (SF) of general commercial land uses on 

approximately 17.37 acres in the northeasterly portion of the City of San Bernardino. The 

Proposed Project would provide for a greater commercial shopping base both on a local and 

regional level and would likely reduce the overall vehicle miles driven by providing a local 

commercial/retail center for the existing and future residences in the area. 

 

The Project Site is located within an urbanized area of the City and was previously developed 

with multi-family residential units. All public services and utilities were provided to the 

development and active until the buildings were demolished. Certain infrastructure and utilities 

remains on-site or adjacent to the site and available for connection. The Proposed Project’s 

demand for public services and utilities is expected to be less than what the demands of the 

296 residential units were. 

 

Although the Proposed Project would generate additional jobs during the construction and 

operation periods, it is expected that those jobs can be filled by the existing labor force in the 

area. The Proposed Project does not provide infrastructure such as water systems, energy 

generation, sewer systems, schools, public services, or transportation improvements that could 

potentially support increased growth in the region. No housing is included as a part of the 

Proposed Project. 

 

The Proposed Project located within the City of San Bernardino would be consistent with the 

City’s established land use designation and zoning designation for the project site. The Proposed 

Project would be consistent with the City of San Bernardino General Plan and would be 
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constructed contiguous with existing urban areas and specifically adjacent to other residential 

land uses which would not result in incompatible land uses in the area.  

 

5.4 SIGNIFICANT IRREVERSIBLE ENVIRONMENTAL CHANGES WHICH 

WOULD BE CAUSED BY THE PROPOSED PROJECT SHOULD IT BE 

IMPLEMENTED 

 

CEQA Guidelines Section 15126.2(c) states significant irreversible environmental changes to 

nonrenewable resources which would be caused by the Proposed Project should it be 

implemented must be addressed.  

 

In the case of the Proposed Project, implementation would include construction activities that 

would entail the commitment of nonrenewable and/or slowly renewable energy resources; 

human resources; and/or natural resources including but not limited to lumber and other forest 

products, sand and gravel, asphalt, steel, copper, lead, other metal, and water. The Proposed 

Project would also entail an increased commitment of social services and public maintenance 

services (e.g., police, fire, schools, libraries, sewer, water, solid waste, and natural gas services) 

that would also be required. The energy and social service commitments would be long-term 

obligations  

 

From a large scale perspective, the Proposed Project is considered a long-term irreversible 

commitment of the use of land. After the 50- to 75-year structural lifespan of new building 

construction is reached however, it is improbable that the project area would revert to its current 

condition due to the large capital investment that would already have been committed.  

 

An increased commitment of social services and public maintenance services (e.g., police, fire, 

schools, libraries, and sewer and water services) would also be required. The public maintenance 

and social service commitments would be considered a long-term obligation in view of the low 

likelihood of returning the land to its current condition once it has been redeveloped.  

 

An increase in vehicle trips would accompany project-related population growth. Over the long 

term, emissions associated with such vehicle trips would continue to contribute to the South 

Coast Air Basin’s nonattainment designation for ozone. Given the low likelihood that the land 

would revert to lower intensity uses or to its current form, the Proposed Project would generally 

commit future generations to these environmental changes. 

 

There are no secondary resource impacts expected to result from growth and development 

associated with the Proposed Project. The proposed development would not result in the 

extension of infrastructure (sewer, water or roads) into areas not previously developed. 
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6.0 ALTERNATIVES 
 

6.1 INTRODUCTION 

 

This section evaluates alternatives to the Proposed Project. The CEQA Guidelines Section 

15126.6 outlines the discussion of alternatives to a Proposed Project as follows: “An EIR shall 

describe a range of reasonable alternatives to the project, or to the location of the project, which 

would feasibly attain most of the basic objectives of the project but would avoid or substantially 

lessen any of the significant effects of the project, and evaluate the comparative merits of the 

alternatives. An EIR need not consider every conceivable alternative to a project. Rather it must 

consider a reasonable range of potentially feasible alternatives that will foster informed decision 

making and public participation. An EIR is not required to consider alternatives which are 

infeasible.” It further states that the lead agency is responsible for selecting a range of 

alternatives examined and must publically disclose its reasoning for selecting those alternatives. 

“There is no iron clad rule governing the nature or scope of the alternatives to be discussed other 

than the rule of reason” (Citizens of Goleta Valley vs. Board of Supervisors [1990] 52 Cal. 3d 

553 and Laurel Heights Improvement Association vs. Regents of the University of California 

[1998] 41 Cal. 3d 376). Thus, the EIR needs to evaluate those alternatives necessary to permit a 

reasoned choice and should not consider alternatives with effects that cannot be reasonably 

ascertained and whose implementation is remote and speculative.  

 

CEQA also requires that an alternatives evaluation include sufficient information about each 

alternative to allow meaningful evaluation, analysis and comparison with the Proposed Project 

(CEQA 15126.6(d)). The analysis should identify aspects of the alternative that “substantially 

lessen any significant effects of the project” (CEQA 15126.6(b)). The following section presents 

a series of project alternatives considered, evaluated and/or rejected for the Proposed Project. 

The alternatives were developed based on issues identified in the Initial Study, comments 

received during circulation of the Notice of Preparation (NOP) and recommendation of Lead 

Agency staff. However is it noted that all potentially significant impacts associated with the 

Proposed Project are reduced to less than significant levels with mitigation; these are in the areas 

of air quality, geologic hazards, hazardous materials, flooding hazards and water quality, noise, 

and traffic. There are no areas of potential environmental impact that remain significant after 

mitigation. 

 

The following alternatives to the Proposed Project are evaluated in Section 6.3: 

 

 No-Project/No-Development Alternative 

 Location Alternative 

 Reduced Project Alternative 

 

The Environmentally Superior Alternative will be selected from among these alternatives and the 

Proposed Project. An alternative that is environmentally superior would result in the fewest or 

least significant environmental impacts and still be able to achieve the objectives of the planning 

effort.  
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The analysis of alternatives includes the assumption that all applicable mitigation measures 

associated with the Proposed Project would be implemented as appropriate for each of the 

alternatives. However, applicable mitigation measures may be scaled to reduce or avoid the 

potential impacts of the alternative under consideration and may not precisely match those 

identified for the proposed project.  

 

6.1.1 Project Description 

 

The proposed Project is 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 (see 

Figures 3-1 and 3-2). 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 3-4: Site Map). The proposed major retail structure may include a grocery 

store. In addition to the major tenants and as shown on Figure 3-4,the retail center would have 

four (4) general commercial land uses totaling 16,460 square-feet (refer to Table 3-2). Retail use 

types are identified for the 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 evaluating 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 

Redevelopment Agency of the City of San Bernardino (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 ranging in size from 0.73 acres to 

8.93 acres. 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 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.  

 

The project would have an east-west orientation along Highland Avenue with major tenants 

facing north toward Highland Avenue. The home improvement center would be located at the 

southwest corner of the site, and the other major retail structure with attached shops is located 

near the southeast corner of the site. The remaining general commercial pad buildings are 

detached and are located primarily along the northern portion of the Project Site. In addition to 

the major tenants, the land uses may include two drive-through restaurants, a drive-through bank, 

and a gas station. 

 

A retaining wall varying in height from three to eight feet is planned along portions of the 

southern and western boundary (see Figure 3-6, Conceptual Elevations). A split-level retaining 

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

landscaped area, and another six-foot high second level retaining wall topped with a three-foot 
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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). 

 

Ingress and egress to the site is via three driveways on Highland Avenue, one driveway on Arden 

Avenue, and two driveways along 20
th

 Street. Two driveways, located at the northwest corner of 

the Project Site and at the proposed traffic signal would provide ingress and egress, the third 

driveway located near Pad 3 at the northeast corner would provide ingress only. The location of 

the driveways and configuration of the shops and pad buildings near Highland Avenue create 

three distinct shopping areas.  

 

6.1.2 Project Objectives 

 

CEQA Guidelines Section 15124(b) requires that the project description include a statement of 

objectives sought by the Proposed Project. The statement of objectives will assist the Lead 

Agency in developing a reasonable range of alternatives for evaluation in the EIR. The 

objectives will also assist the Lead Agency in developing findings for a statement of overriding 

considerations, if required. 

 

The specific Project Objectives stated below are intended to be consistent with the City’s goals 

for implementing the General Plan, and include the following: 

 

 Increase employment opportunities in the City of San Bernardino.  

 

 Redevelop property in a commercial area of the city and provide local shopping and retail 

service opportunities. 

 

 Provide an attractively designed, economically viable Neighborhood Retail Center that 

will be an amenity for local residents. 

 

 Provide a conveniently located Neighborhood Retail Center that will reduce trips from 

residents’ homes to more distant shopping areas. 

 

 Broaden the City’s economic base by attracting new commercial uses to the project area. 

 

 Locate the project near regional freeways to enhance accessibility and commercial 

viability. 

 

 Develop a project that is both a financial asset to the City and that mitigates 

environmental impacts to the extent feasible. 

 

6.2 ALTERNATIVES CONSIDERED AND REJECTED 
 

CEQA Guidelines 15126.6(c) requires that an EIR identify any alternatives that were considered 

and rejected as infeasible, and briefly explain the reasons for rejection. 
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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 

required to be incidental to a primary use and sited to complement the surrounding area. This 

alternative would yield less impacts 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 hazard potential, 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.  

 

6.3 ALTERNATIVES CONSIDERED FOR EVALUATION 

 

The intent of a Project Alternatives evaluation is to identify ways to mitigate or avoid the 

significant effects that a project may have on the environment (CEQA 15126.6(b) and PRC 

Section 21002.1). The discussion shall focus on alternatives to the project or its location that 

avoid or substantially lessen significant effects even if these alternatives would impede to some 

degree the attainment of the project objectives or would be more costly. The alternatives need to 

be reasonable and feasible. They should be potentially feasible, accomplish most of the basic 

objectives of the project, and lessen one or more of the significant effects (CEQA 15126.6(c)). 

 

The RDA has incorporated this rationale in its evaluation for selecting the alternatives presented. 

The following alternatives were considered and are included in the analysis herein: 

 

 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 
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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. 

 

6.4 EVALUATION OF ALTERNATIVES  

 

6.4.1 No Project/No Development Alternative 

 

Under this alternative, the Proposed Project would not be developed. The existing 17.37 acres 

would remain vacant and unchanged.  

 

The No Project/No Development Alternative independently and in comparison to the Proposed 

Project is addressed briefly for each of the environmental impact topics consistent with the 

impact analysis conducted in Chapter 4.0 of this EIR. The discussion of impacts with potential 

significance is expanded to examine the potential for mitigation and comparison to the Proposed 

Project impacts. 

 

Aesthetics 

 

The project currently consists of vacant land surrounded by commercial, institutional and 

residential uses. The No Project/No Development Alternative would not have an impact on 

aesthetics and visual quality in the sense that no changes in the characteristics of the property 

would occur.  

 

Air Quality 

 

Under this Alternative, structures and parking lots would not be constructed; therefore, 

construction related air quality impacts would not be created. Operation emissions from on-site 

activities and from new vehicle trips would not occur, therefore, the No Project/No Development 

Alternative would have no impacts to air quality. Impacts would therefore be less than those 

associated with the Proposed Project, however the Proposed Project’s impacts are reduced to a 

level of less than significant with mitigation. 

 

Cultural Resources 

 

The records search prepared as part of the Cultural Resource Assessment identified two recorded 

resources: CA-SBR-6847H is the Atchison, Topeka and Santa Fe Railroad alignment and is 
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located north of the project area, P1062-9H is a reference to the “pending” location and 

identification of resources associated with the Patton State Hospital dairy farming activities to 

the east of the Project Site. The report concluded that neither site would be impacted as a result 

of the Proposed Project. The No Project/No Development Alternative would not result in 

development of the site and the nearby cultural resources would not be impacted. 

 

Geology and Soils 

 

Under the No Project/No Development Alternative, no grading or any other soil disturbing 

activities would occur that could result in soil erosion or runoff. Therefore, existing geologic 

conditions would remain unchanged and impacts would be less as compared to the Proposed 

Project. 

 

Hazardous and Hazardous Materials 

 

Under this alternative, no commercial uses would be developed and therefore impacts from the 

transportation or storage of hazardous materials would not occur. Impacts would be less than the 

Proposed Project, although potentially significant impacts are reduced to less than significant 

levels with mitigation. 

 

Hydrology and Water Quality 

 

This Alternative would not result in construction or an increase in impervious surfaces and the 

potential increase in urban pollutants such as oil and grease. Stormwater runoff would remain 

unchanged, and no new sources of urban pollutants would be generated.  

 

Noise 

 

The No Project/No Development Alternative would not result in a new source of noise, as 

conditions would remain unchanged. Impacts would be less than those associated with the 

Proposed Project although the Proposed Project’s impacts are reduced to a level of less than 

significant with mitigation. 

 

Traffic and Circulation 

 

Under this alternative, new land uses are not proposed and therefore, additional vehicle trips 

would not be generated as conditions would remain unchanged. Impacts would be less than those 

associated with the Proposed Project, however the Proposed Project’s impacts are reduced to a 

level of less than significant with mitigation. 

 

Greenhouse Gases/Climate Change 

 

Under this Alternative, operation emissions from on-site activities and from new vehicle trips 

would not occur, therefore, the No Project/No Development Alternative would have no impacts 

to greenhouse gases/climate change. Impacts would be less than those associated with the 

Proposed Project which are less than significant. 
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Economic Impact – Urban Decay 

 

Under this Alternative, there would be no neighborhood commercial center and no home 

improvement store would be developed. While there have been declines in Building Materials 

and Home Improvement sales in recent years in the overall market area studied, there have also 

been decreases in the supply with the closing of the Lowe’s Home Improvement store at the end 

of 2010 and, a Home Depot store located near the intersection of Interstate 215 and Highway 159 

in San Bernardino is expected to close when its lease expires in early 2014. Without a detailed 

economic impact study it can only be projected that existing home improvement stores would 

benefit as a result of this alternative. Therefore, this alternative would result in no impact to 

urban decay as compared to a less than significant impact with implementation of the Proposed 

Project. 

 

Conclusions 

 

Although the No Project/No Development Alternative would be environmentally superior to the 

Proposed Project as no development and related significant impacts would occur, this alternative 

would not meet any of the project objectives. Additionally, all potentially significant impacts 

associated with the Proposed Project are reduced to less than significant levels with mitigation; 

these are in the areas of air quality, geologic hazards, hazardous materials, flooding hazards and 

water quality, noise, and traffic. 

 

6.4.2 Alternative Site Location 

 

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 carpool parking lot on the 

northwest corner. This site was previously developed with auxiliary facilities (boiler, laundry, 

wastewater treatment plant, and farm) of Patton State Hospital and has been vacant for at least 

four decades. During the 1980’s the site was proposed for development of a headquarters facility 

for the East Valley Water District (EVWD) and during the 1990’s, the site was proposed for the 

development of a golf resort with driving range and putting green. There are currently no 

applications for development of the site which is comprised of four parcels; two of which are 

owned by EVWD and the two larger of which are owned by Pine Mountain Development. 

 

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 site is directly across Highland Avenue from the Patton State 

Hospital; west of a new senior housing complex and multi-family housing units; and east of a 

restaurant, abandoned commercial building, and multi-family housing units. The Proposed 

Project would be consistent with existing commercial zoning at the Alternative Site location. For 

this alternative, only 17.39 acres of the 33.36-acre Alternative Site would be developed. 
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Aesthetics and Visual Quality 

 

The Alternative Site, since it is greater in size than the Project Site, would allow for the Project 

to be developed as proposed. Under this alternative, impacts to Aesthetics and Visual Quality 

would be similar to those evaluated for the Proposed Project as there are adjacent sensitive 

receptors (residential development) to the east and west of the Alternative Site, and Patton State 

Hospital to the north of the site across Highland Avenue. Development at the alternative site 

would also be subject to a photometric plan that would minimize on-site lighting to the extent 

feasible and avoid any light spill-over onto surrounding properties. Impacts would be less than 

significant.  

 

Air Quality 

 

Estimated construction emissions for the Proposed Project are expected to be less than 

significant upon implementation of mitigation measures AQ-1 through AQ-3. Since the 

Alternative Site Location would develop only 17.39 acres of the 33.36 acre site the construction 

emissions associated with this Alternative would be the same as the Proposed Project. Since 

proposed uses and daily traffic trips would be the same, estimated operational emissions are 

expected to be less than significant for both the Proposed Project and this Alternative. Under this 

alternative, construction emissions would be similar to those identified for the Proposed Project 

and would require mitigation to reduce impacts to a less than significant level. Cumulative 

impacts for both the Proposed Project and this alternative would be reduced to a less than 

significant level with implementation of mitigation measures. 

 

Cultural Resources 

 

The records search for the Project Site indicated that between 1973 and 2005 a minimum of nine 

cultural resource investigations were completed within one-half mile of the Proposed Project site 

(see Table 4.3-1). The records search identified two recorded resources: the Atchison, Topeka 

and Santa Fe Railroad alignment, and resources associated with the Patton State Hospital dairy 

farming activities; both of these sites occur on the Alternative Location property.  

 

A Phase II site evaluation program would be required to formally assess the significance of these 

historic resources sites. The development of the alternate site would be required to adequately 

record these resources before any site disturbance. Prior to mitigation, impacts to cultural 

resources would be greater for this Alternative than the Proposed Project location.  

 

Geology and Soils 

 

The Project Site and Alternative Site are both relatively flat and not located in areas prone to 

land or mudslides. Both sites do not occur within areas that are susceptible to liquefaction and/or 

ground subsidence, as shown in Figures S-5 and S-6 of the City’s General Plan. Soils at the 

Project Site exhibit moderate to high compressibility characteristics, low collapse potential, low 

shear strength, and very low expansion potential. A geotechnical report would need to be 

prepared for the Alternative Site to test for expansive soils and other soil characteristics. 
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Based on the Home Improvement Store finished floor elevation at the proposed Project Site of 

1,218 feet amsl listed on the site plan and the current elevation within the building pad area 

(about 1,207 to 1,224 feet amsl) cuts up to about five feet and fills of up to about ten feet are 

anticipated to achieve the proposed building pad subgrade elevation. Based on a finished surface 

elevation of 1,220 feet amsl for Major 1 listed on the site plan provided and the current 

elevations within the Major 1 building pad area (about 1,220 to 1,230 feet amsl), cuts of up to 

about ten feet are anticipated to achieve the proposed Major 1 building pad subgrade elevation. 

 

Since the Alternative Site location exhibits similar elevations (approximately 1280 near the 

northern boundary and 1240 at the southern boundary), the Alternative Site would require similar 

cut and fill activities to achieve proposed grades. Grading and earth work activities would 

increase the risk for soil erosion and site stability. Similar impacts would occur to geology and 

soils at the Alternative Site as compared to the Proposed Project Site, and all impacts would be 

mitigated to a less than significant level. 

 

Hazards and Hazardous Materials 

 

The majority of the retail/commercial uses proposed for the Proposed Project have a negligible 

potential to create a significant hazard to the public or the environment due to the use of 

hazardous materials. Associated with the home improvement store use is the transport, storage, 

use, and handling of hazardous or potentially hazardous materials. The Home Depot may be 

required to maintain a Certified Unified Program Agencies Plan and comply with State and local 

regulations regarding the use and storage of any regulated materials.  

 

Other uses on-site may include a gas station which would result in the transportation and 

distribution of potentially hazardous petroleum fuel and related products. Storage and use of 

petroleum products on-site are regulated by various governmental agencies which require 

appropriate permits and monitoring and reporting to a number of agencies. Control of vapors 

associated with fueling stations is accomplished by state of the art pumps and nozzles. The 

station operator would be required to comply with all SCAQMD rules and regulations for 

operation of an automotive fueling station. These systems would be in place and tested prior to 

Certificate of Occupancy and commencement of operation of the fuel dispensing systems at both 

the Project Site and Alternative Site. Compliance with applicable State and SCAQMD rules and 

regulations would reduce the potential release of, or exposure to hazardous emissions to a less 

than significant level.  

 

There are two schools that occur within ¼-mile of the Project Site, both within the San 

Bernardino Unified School District. Although the Alternative Site is not located adjacent to any 

schools, there are still sensitive receptors (residential development to the east and west, and 

Patton State Hospital to the north, resulting in impacts being similar to the Project Site. 

 

Although this Alternative Site was previously identified (Converse Consultants Inland Empire, 

July 1990. Executive Summary – Preliminary Findings of Site Survey EVWD Administration 

Expansion Site) with sources of potential hazardous materials including the abandoned laundry 

facility potentially containing asbestos and lead paint, impacted soils from the old Patton 

wastewater treatment plant and sludge drying beds, the old Patton incinerator potentially 
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containing remains of medical waste, and the abandoned pig farm potentially containing asbestos 

and contaminated effluent from the slaughter house, remediation of the site was completed. 

Remediation included removal of impacted soil and demolition/removal of all remaining 

structures and their contents. Development of the Proposed Project at the Alternative Site would 

result in transportation or storage of hazardous materials, which would be reduced to a less than 

significant level with mitigation as listed for the Proposed Project. Therefore, impacts are 

anticipated to be similar to the Proposed Project.  

 

Hydrology and Water Quality 

 

Construction of the Proposed Project would result in changes to existing drainage patterns at 

both the Project Site and Alternative Site. Additionally, the Proposed Project would generate 

urban runoff, which would affect water quality in the Project area and for the Alternative Site 

location, which would both require treatment of storm water. A site specific Hydrology Report 

would be required at the Alternative Site to determine specific hydrology in the area. A Storm 

Water Pollution Prevention Plan (SWPPP) would be required for both the Project Site and 

Alternative Site, as part of the construction package. The SWPPP would describe and dictate 

management practices to prevent contaminants from entering storm water discharge and prevent 

unauthorized non-storm water discharges during construction of either the Project Site or 

Alternative Site. Accordingly, storm water discharges to any surface or groundwater shall not 

cause or contribute to exceeding any applicable water quality objectives or standards 

contained in the Statewide Water Quality Control Plan, the California Toxics Rule, or the 

Santa Ana RWQCB’s Basin Plan. Approval of the SWPPP by the RWQCB would result in 

implementation of Best Management Practices (BMPs) that would control pollutants in 

stormwater discharges from both the Project Site and Alternative Site. 

 

Based on County of San Bernardino basin guidelines, a basin with a volume of 3.33 acre-feet is 

required for the development at the Proposed Project Site. A site-specific Hydrology report 

would be required for the Alternative Site to determine basin dimensions and requirements. 

Under this alternative, impacts to hydrology and water quality would be similar to those 

addressed within the Proposed Project, as approximately 17.39 acres would be disturbed at the 

Alternative Site and would require similar approvals (i.e., SWPPP, BMP’s).  

 

Noise 

 

Under this alternative, impacts to sensitive receptors would be similar to the Proposed Project as 

sensitive receptors abut the east and west boundary of the Alternate Site, and also occur to the 

north of the site across Highland Avenue (Patton State Hospital). Noise impacts from delivery 

trucks, trash trucks and loading activities would be less for this alternative along the southern 

boundary as the I-210 Freeway occurs immediate south of the Alternative Site. Development at 

either site would require similar mitigation measures in order to reduce project noise levels 

within acceptable limits of City standards. Therefore, impacts at both sites would be less than 

significant with mitigation. 
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Traffic and Circulation 

 

Since this alternative would occur on a site located one-mile east of the Project Site and near a 

freeway off-ramp (westbound I-210 Freeway at Highland Avenue) it is expected to result in 

greater congestion along surface streets and intersections within the vicinity, as vehicle queuing 

time on surface streets traveling to the Alternative Site may be longer than would occur at the 

proposed Project Site. It is likely that additional improvements would be required for 

intersections that occur between the Project Site and Alternative Site (a span of up to one-mile) 

and possible for intersections that occur east of the Alternative Site between I-210 Freeway off-

ramp at Highland Avenue/State Route 330 approximately two-mile east of the Alterative Site 

and the nearest freeway off-ramp. However, a site-specific traffic study would be required to 

document the predicted changes in levels of service for the impacted freeway and local street 

circulation system. Cumulative traffic impacts would for both this Alternative and the Proposed 

Project would be reduced to a less than significant level with implementation of proposed 

mitigation measures.  

 

Greenhouse Gases/Climate Change 

 

This alternative, like the Project Site, would result in temporary greenhouse gas impacts from 

construction activities. The primary source of GHG emissions generated by construction 

activities is from use of diesel-powered construction equipment and other combustion sources 

(i.e., generators, worker vehicles, materials delivery, etc.). The GHG air pollutants emitted by 

construction equipment would primarily be carbon dioxide. Both the Project Site and Alternative 

Site would involve site preparation, grading, construction, painting, and paving. The primary 

sources of operational GHG emissions generated by the Proposed Project would be from motor 

vehicle use present at both the Project Site and Alternative Site. Under this alternative, impacts 

to greenhouse gases would be similar to the Proposed Project and are considered less than 

significant. There are no existing GHG plans, policies, or regulations that have been adopted by 

CARB or SCAQMD that would apply to combustion source of emissions. It is possible that 

CARB may develop performance standards for Project-related activities prior to Project 

construction. In this event, these performance standards would be implemented and adhered for 

development at either the Project Site or Alternative Site. 

 

Economic Impact – Urban Decay 

 

This alternative would have similar impacts to the Project Site, as the Home Depot would still be 

developed but at an Alternative Site approximately one-mile east of the Project Site. Based on 

the performance measure of sales per square foot for Building Materials and Home Improvement 

stores serving the study RTA, it is concluded for the Proposed Project and this Alternative that 

the supply of competitive stores will not experience significant vacancies that will persist over 

the long-term. While it is possible that individual stores may experience greater or lesser sales 

per square foot impacts than averages shown for various distance bands from the proposed Home 

Depot store (due to their unique locations or business conditions), it is projected that the sales per 

square foot trends, in conjunction with increases and decreases in the competitive retail supply, 

would not likely result in substantial and persistent increases in commercial vacancies that would 
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result in urban decay. Therefore, any potential impacts are determined to be less than significant 

for both the Project Site and Alternative Site. 

 

Conclusions 

The Location Alternative would meet most of the project goals and the overall environmental 

impacts would be similar to the Proposed Project for Aesthetics, Air Quality, Geology and Soils, 

Hazards, Hydrology, Noise and Greenhouse Gases due to sensitive receptors near the Alternative 

Site. Impacts to Cultural Resources are expected to be greater for this alternative, as the 

Alternative Site is known to contain cultural resources and appropriate mitigation would be 

required to reduce significant impacts to a less than significant level. In addition, impacts to 

traffic are expected to be greater for this alternative as levels of service are expected to be 

reduced at intersections that span between the nearest freeway off-ramps (I-210 Freeway at 

Highland Avenue approximately one-mile west of the Alternative Site and I-210 Freeway at 

Highland Avenue/State Route 330 approximately two-mile east of the Alternative Site) and the 

Alternative Site. In addition to resulting in greater impacts to Cultural Resources and Traffic, this 

alternative would meet the project’s objectives of redeveloping a property in a commercial area 

of the city and providing local shopping and retail service opportunities as well as locating the 

project near regional freeways to enhance accessibility and commercial viability. 

6.4.3 Reduced Scale Alternative  

 

The Reduced Scale Alternative involves eliminating the Shops adjacent to Major 1, and Pads 1, 

3, and 4 from the Proposed Project, which would decrease the total commercial/retail square 

footage by 20,240 square feet or about ten percent. The remainder of the site would be graded 

and landscaped to ensure proper drainage.  

 

Aesthetics 

 

The Reduced Scale Alternative would reduce the number of structures located on the northern 

portion of the site (adjacent to Highland Avenue). The decrease in parking lot size and 

elimination of buildings would result in a slight decrease in the amount of light emitted from the 

Project Site from both parking lot lighting and lighting generated from the buildings. However, 

due to the location of existing residential development (west and east of the site), this alternative 

would have a similar overall aesthetic effect which could be reduced with mitigation as proposed 

for the Proposed Project 

 

Air Quality 

 

The Reduced Scale Alternative would involve a decrease in the total amount of commercial 

square footage by approximately ten percent on the Project Site. Fewer commercial uses on the 

site would result in a lower total trip volume (e.g. estimated trips are calculated by proposed land 

use and square footage) and thereby, a decrease in the total air emissions from vehicle trips 

generated to and from the commercial center. Under this alternative, air emissions would be 

slightly less than those identified for the Proposed Project but would still be considered less than 

significant after implementation of mitigation measures.  
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Cultural Resources 

 

Although this Alternative involves eliminating 10% of the development square footage, the 

expectation is that the same site area would be impacted because the remainder of the property 

would be landscaped and graded to ensure appropriate drainage of the site. Under this 

alternative, the impact to cultural resources would be similar to those addressed within the 

Proposed Project, as a majority of the site would be disturbed. This alternative would require the 

same mitigation as proposed for the Project, and impacts would be reduced to a less than 

significant level. 

 

Geology and Soils 

 

Although this Alternative involves reduction of the total building square footage by ten percent, 

similar amount of soil disturbing and grading activities would occur at the Project Site to 

accommodate the reduced size development and provide for appropriate drainage and 

landscaping of non-developed areas. Similar impacts would occur to geology and soils as 

assessed with the Proposed Project and as related to earth moving activities, grading, soil 

erosion, and site stability; impacts would be less than significant. 

 

Hazards and Hazardous Materials 

 

This Alternative would result in transportation or storage of slightly less but similar hazardous 

materials. Pad 1 which may include a gas station as part of the Proposed Project would be 

removed for this alternative, and a Business Plan Emergency Response Plan, as required in 

mitigation to reduce impacts for the Proposed Project, would not be required. Therefore impacts 

to Hazards and Hazardous Materials under this alternative would be less than the Proposed 

Project. 

 

Hydrology and Water Quality 

 

Under this alternative, greater portions of the Project Site would be landscaped and would be 

available for stormwater infiltration. Landscaped areas would require additional water and 

therefore, this alternative would have a greater water demand than the Proposed Project. 

However, impacts associated with stormwater runoff and water quality would be slightly less 

than the Proposed Project related to a decrease in impermeable surfaces and rooftops; mitigation 

would be required to control runoff and to protect water quality.  

 

Noise 

 

This alternative would reduce the proposed development square footage by approximately ten 

percent on the Project Site. This alternative would eliminate buildings along the northern portion 

of the site adjacent to Highland Avenue, and shops located near the eastern boundary of the site. 

A slight decrease in noise levels would result for residences located east of the Project Site 

across Arden Avenue with the elimination of the shops. Since the shops are designed to be 

8,340 square feet or less than five percent of the total building square footage on-site, it is 
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expected that the elimination of the shops would slightly reduce noise levels generated from 

vehicles trips and deliveries received by the shops.  

 

There are no sensitive receptors adjacent to the northern portion of the site, and therefore the 

reduction of the development square footage would not measurably reduce noise levels that 

would impact residents located along the western boundary of the Project Site, nearest The 

Home Depot. The noise impacts from deliveries to the Major Buildings along the southern 

portion of the Project Site would be similar to that of the Proposed Project. Noise impacts would 

be significantly reduced along the northern portion of the site, and slightly reduced for residents 

near the eastern boundary of the site. Similar mitigation measures to those proposed for the 

Proposed Project would be required to reduce noise levels along the western and southern 

boundaries. Noise impacts would be less than significant with this Alternative or the Proposed 

Project. 

 

Traffic and Circulation 

 

The Reduced Scale Alternative would involve a decrease in the total amount of retail square 

footage and related vehicle trips by approximately ten percent as compared to the Proposed 

Project. This alternative would result in an estimated ten percent reduction of vehicle trips 

generated by the Project Site. This alternative would result in the development of 90 percent of 

the buildings as designed under the Proposed Project, with the majority of vehicle trips generated 

by The Home Depot and Major 1 building. This alternative would result in similar impacts to 

traffic as compared to the Proposed Project with only a slight reduction (approximately ten 

percent) in vehicle trips. Therefore similar impacts to traffic would result and similar mitigation 

would be required to improve streets and intersections for this alternative as compared to the 

Proposed Project.  

 

Greenhouse Gases 

 

The Reduced Scale Alternative would involve a decrease in the total amount of commercial 

square footage by approximately ten percent on the Project Site. This would in turn result in a 

lower total trip volume generated by the development and an associated decrease in the total 

greenhouse gas emissions from vehicle trips generated. Emissions would also be reduced 

operationally by 10%. Under this alternative, greenhouse gas emissions would be slightly less 

than those identified for the Proposed Project and would still be considered less than significant.  

 

Economic Impact - Urban Decay 

 

Under this Alternative, impacts would be the same as for the Proposed Project as The Home 

Depot would not be reduced in size or eliminated under this Alternative. Impacts would be less 

than significant as determined for the Proposed Project.  

 

Conclusions 

 

Although the Reduced Scale Alternative would result in reduced impacts to Air Quality, Hazards 

and Hazardous Materials, Hydrology and Water Quality, Noise and Traffic, this alternative 
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would not meet the project’s objectives to the same extent as the Proposed Project of increasing 

local shopping availability, local employment opportunities, and providing a beneficial use to the 

full extent allowed under the proposed GPA and Zone change. This alternative does not 

eliminate any significant impacts that were identified for the Proposed Project. 

 

6.5 SUMMARY OF ALTERNATIVES ANALYSIS 

 

Table 6-1 summarizes the impacts to each resource area for the three alternatives that were 

carried forward for analysis.  

 

Table 6-1 

Impacts of the Alternatives on Analysis Topics 

Environmental 

Issues/Effects 

No Project/No 

Development 

Alternative 
Location 

Alternative 

Reduced Scale 

Alternative  

Aesthetics  
No Impact 

Less Than Significant 

with Mitigation 

Less Than Significant 

with Mitigation 

Air Quality No Impact 
Less Than Significant 

with Mitigation 

Less Than Significant 

with Mitigation 

Cultural 

Resources 
No Impact 

Less Than Significant 

with Mitigation 

Less Than Significant 

with Mitigation 

Geology and 

Soils 
No Impact 

Less Than Significant 

with Mitigation 

Less Than Significant 

with Mitigation 

Hazards and 

Hazardous 

Material 

No Impact 
Less Than Significant 

with Mitigation 
Less Than Significant 

Hydrology and 

Water Quality 
No Impact 

Less Than Significant 

with Mitigation 

Less Than Significant 

with Mitigation 

Noise 
No Impact 

Less Than Significant 

with Mitigation 

Less Than Significant 

with Mitigation 

Traffic and 

Circulation 
No Impact 

Less Than Significant 

with Mitigation 

Less Than Significant 

with Mitigation 

Greenhouse 

Gas/Climate 

Change 
No Impact Less Than Significant Less Than Significant 

Economic 

Impacts - Urban 

Decay 

No Impact Less Than Significant Less Than Significant 

 

Table 6-2 shows the impact levels of the alternatives as compared to those impacts for the 

Proposed Project. The three alternatives have impact levels similar to or greater than the 

Proposed Project and a few impacts levels are less than the Proposed Project. 
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Table 6-2 

Impact Comparison of Proposed and Alternative Projects 

 

Environmental 

Issues 

 

Proposed Project 

No-Project/ No-

Development 

Alternative 

 

Location 

Alternative 

 

Reduced Scale 

Alternative 

Aesthetics 

 

Less Than 

Significant with 

Mitigation 

Less Impact Similar Impact Similar Impact 

Air Quality 

 

Less Than 

Significant with 

Mitigation 

Less Impact Similar Impact Less Impact 

Cultural 

Resources 

Less Than 

Significant with 

Mitigation 

Less Impact Greater Impact Similar Impact 

Geology and 

Soils 

Less Than 

Significant with 

Mitigation 

Less Impact Similar Impact Similar Impact 

Hazards and 

Hazardous 

Materials 

Less Than 

Significant with 

Mitigation 

Less Impact Similar Impact Less Than 

Hydrology and 

Water Quality 

Less Than 

Significant with 

Mitigation 

Less Impact Similar Impact Greater Impact 

Noise 

 

Less Than 

Significant with 

Mitigation 

Less Impact Similar Impact Similar Impact
 

Traffic and 

Circulation 

Less Than 

Significant with 

Mitigation 

Less Impact Greater Impact Similar Impact 

Greenhouse 

Gases 

Less Than 

Significant 
Less Impact Similar Impact Less Impact 

Economic 

Impact – Urban 

Decay 

Less Than 

Significant 
Less Impact Similar Impact Similar Impact 

Overall Impact 

 

Less Than 

Significant with 

Mitigation 
Less Impact Greater Impact Less Impact 

Notes: 

Less than Significant – If all impacts were identified as less than significant, after mitigation, as discussed in Chapter 4.0. 
No Impact – No impact would occur. 

Similar to Proposed Project – Level of significance is similar to the Proposed Project. 

Greater than Proposed Project – Level of significance is greater as compared to the Proposed Project. 
Less than Proposed Project – Level of significance is less as compared to the Proposed Project, but not necessarily to a less-than 

significant level or no impact level. 

 

6.6 ENVIRONMENTALLY SUPERIOR ALTERNATIVE 
 

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 
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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 from the freeway. In addition 

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

not entirely meet the project’s objectives of redeveloping a property in a commercial area of the 

city and provide local shopping and retail service opportunities at the site or locate the project 

near regional freeways to enhance accessibility and commercial viability. The Reduced Project 

Alternative, would also have less impacts than the Proposed Project, although impacts would be 

less than significant for either the Reduced Scale Alternative or the Proposed Project. The 

Reduced Scale Alternative 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.  
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