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A.  INTRODUCTION / EXECUTIVE SUMMARY 
 
The Final Environmental Impact Report (EIR) State Clearinghouse No. 95082052 for 
the San Bernardino International Trade Center Specific Plan (now known as the San 
Bernardino Alliance California Specific Plan) was originally approved in 1995 to comply 
with the requirements of the California Environmental Quality Act (CEQA). In 2007, 
Addendum No. 1 to the EIR was approved by the City that allowed the Southgate 
Planning Area to have a total of 2,887,036 square feet of enclosed industrial space. In 
April 2011, Addendum No. 2 was approved by the City that allowed the Southgate 
Planning Area to have 2,776,219 square feet (3.84% less than under Addendum No. 1). 
This Addendum No. 3 is to document consistency of the current development proposal 
– Building 2 - for the Southgate Planning Area with the approved Specific Plan EIR 
(SCH #9502052) and EIR Addendum No. 1. 
 
B.  BACKGROUND  
 
In 1995 when the Norton Air Force Base was realigned (i.e., closed), the City approved 
an EIR for the San Bernardino International Trade Center Specific Plan (SBITCSP). In 
early 2007, the Inland Valley Development Agency (“IVDA”) submitted an application to 
the City of San Bernardino (“City”) to amend the SBITCSP. In addition, Hillwood 
Investment Properties, LLC (“Hillwood”) submitted applications to construct 
warehouse/distribution facilities, consolidate parcels, and re-subdivide for the property. 
The proposed distribution centers would be located on approximately 159 acres located 
east of Tippecanoe Avenue, south of San Bernardino International Airport, and north of 
the Santa Ana River. The applications requested the following: 
 
1. SBITCSP Amendment No. 06-03 

• Change the name of the “San Bernardino International Trade Center Specific 
Plan” to “San Bernardino Alliance California Specific Plan”; 

• Expand the Specific Plan area to include 32.6 acres of land adjacent to the 
current Specific Plan boundaries; 

• Update the maximum allowable capacity of the Specific Plan, by transferring 
approved un-built square-footage among planning areas; 

• Change the district names of the various planning areas within the Specific Plan 
to Northgate, Centergate, Westgate, Southgate, 3rd Street, and D.F.A.S.; and 

• Provide for a future boundary adjustment to the 3rd Street District. 
 
2. Tentative Parcel Map No. 17887 
Consolidate parcels to accommodate the project with the following ten new parcels: 

• Parcel 1 – Building 1 (~ 2.4 acres) 
• Parcel 2 – Building 2 (~ 5.2 acres) 
• Parcel 3 – Building 3 (~ 8.4 acres) 
• Parcel 4 – Building 4 (~ 33.8 acres) 
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• Parcel 5 – Building 5 (~ 34.7 acres) 
• Parcel 6 – Building 6 (~ 26.3 acres) 
• Parcel 7 – Open Space (~ 7.5 acres) 
• Parcel 8 – Buildings A through T (~ 13.5 acres) 
• Parcel 9 – Detention Basin (~ 5.0 acres) 
• Parcel 10 – Detention Basin (~ 2.8 acres) 

 
3. Variance No. 07-08  
Request for approval of the subdivision with one standard route of access and two non-
standard routes of emergency access. 
 
4. Development Permit 2 No. 06-06  
The Southgate development was proposed by Hillwood and IVDA to redevelop land 
around the San Bernardino International Airport (SBIA) to stimulate economic 
development and employment with 6 large warehouse/distribution facilities and 18 
smaller light industrial buildings for a total of 2,887,036 square feet of floor space, and 
related on-site and off-site improvements. 
 
C.  ORIGINAL EIR AND ADDENDUM NO. 1 
 
On May 8, the City Planning Commission recommended approval of the original 
Southgate project to the Mayor and Common Council. On May 21, 2007, the City Mayor 
and Common Council approved Specific Plan Amendment No. 06-03, Variance No. 07-
08, Tentative Parcel Map No. 17887 for Subdivision No. 06-13, and Development 
Permit 2 No. 06-06. To comply with CEQA, the City adopted an Addendum to the 
original EIR prepared for the SBITCSP and certified by the Mayor and Common Council 
in 1995. At the time the SPA and related applications were approved, the project 
development plans indicated the Southgate Planning Area would have a total of 
2,887,036 square feet of enclosed warehouse space.  
 
D.  EIR ADDENDUM NO. 2 
 
In early 2011, Hillwood proposed to develop THE Southgate Planning Area with a total 
of 2.78 million square feet of warehouse space which was 3.8 percent less building area 
than approved by the City under EIR Addendum No. 1 (2.89 million square feet). 
 
E.  CURRENT APPLICATION – ADDENDUM NO. 3 
 
Hillwood is continuing to build out the Southgate project, and the current proposal is to 
slightly reduce the total building area of Southgate property to 2.75 million square feet, 
compared to the currently approved building area of 2.78 million square feet (-1.08%).  
 
 
 



Addendum No. 3 - SBACSP Environmental Impact Report 
Southgate Planning Area – June 1, 2012     

Page 5 
 
 

F.  ENVIRONMENTAL ASSESSMENT 
 
To document CEQA compliance of SPA No. 06-03 in 2007, the City approved an Initial 
Study (“2007 IS”) that examined 18 different environmental issues relative to the analysis 
and conclusions in original Specific Plan EIR. This Addendum document will follow a 
similar format, present the findings of the previous assessments for Addenda No. 1 and 
No. 2, and identify any differences presented by the current application.  
 
1. Aesthetics 
 
The 2007 IS concluded that all aesthetic impacts of the proposed SBACSP would be less 
than significant without mitigation except “additional light and glare” impacts. The following 
mitigation measure was recommended to help reduce these potential impacts to less than 
significant levels: 
 
AE-1 Prior to the issuance of any building permits, all development plans (e.g., site 

plans and tract maps) within the Southgate Warehouse Project area will be 
submitted to the San Bernardino International Airport for review and approval 
relative to building heights and potential lighting impacts. Building heights shall 
conform to the Specific Plan and/or Airport Land Use Handbook requirements, 
whichever is more restrictive. This measure shall be implemented to the 
satisfaction of the City Public Works Director. 

 
In addition, the following Condition of Approval from EIR Addendum No. 2 will help further 
reduce potential lighting impacts for the currently proposed development plan: 
 

2. Grading and Landscaping 
 
o.  The on-site improvement plan shall include details of on-site lighting, including 

light location, type of poles and fixtures, foundation design, conduit location and 
size, and the number and size of conductors. Photometry calculations shall be 
provided which show that the proposed on-site lighting design will provide 1 foot-
candle of illumination uniformly distributed over the surface of the parking lot 
during hours of operation and 0.25 foot-candles security lighting during all other 
hours. 

 
A mass grading permit has already been pulled. The current development proposal for the 
Southgate area is slightly smaller but essentially equivalent to and consistent with the tract 
map and development configuration of (i.e., building footprints and heights) the approved 
development plan for Southgate under the SBCASP and the EIR with implementation of 
the previously approved mitigation measure. 
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2. Agricultural Resources 
 
The 2007 IS concluded that the SBACSP property did not contain significant agricultural 
soils or resources, and impacts relative to these resources would be less than significant 
without mitigation. The current development proposal for the Southgate area is slightly 
smaller but essentially equivalent to and consistent with the tract map and development 
configuration of (i.e., building footprints and heights) the approved development plan for 
Southgate under the SBCASP and the EIR. 
 
3. Air Quality 
 
The 2007 IS concluded that short-term, construction-related air quality impacts of the 
proposed SBACSP would be less than significant with implementation of the following 
mitigation measures (see Appendix D) that had been updated or “modernized” from the 
original EIR in the approval for EIR Addendum No. 2: 
 
AQ-1 Air Quality Mitigation Measure Implementation Plan. 
AQ-2 Dust Control Plan. 
AQ-3 Proper maintenance of construction equipment. 
AQ-4 Restrict equipment idling to 5 minutes or less. 
AQ-5 Construction equipment will use cooled exhaust gas recirculation, oxidized diesel 

catalyst and aqueous diesel fuel with maximum 16,224 horse-power hours/day. 
AQ-6 Provide onsite electrical power connection to eliminate onsite generators. 
AQ-7 Use low emissions emulsified asphalt/asphaltic cement in parking lots and roads. 
AQ-8 Use only low volatile paints and coatings as outlined in SCAQMD Rule 1113. 
 
The 2007 IS also concluded that long-term air pollutant emissions from project operation 
would exceed the SCAQMD daily thresholds by a wide margin (mainly due to the size and 
nature of the project), even with implementation of the following mitigation measures: 
 
AQ-9 Provide information on carpooling and public transit options for workers. 
AQ-10 Implement emission reduction plan/targets per SCAQMD Rule 2202. 
AQ-11 Preferential parking for carpools and vanpools. 
AQ-12 Provide improvements for bus stops per local transit district requirements. 
AQ-13 Separate employee/visitor parking from truck fleet parking to reduce conflicts. 
AQ-14 Post “no idling” signs in truck areas to minimize emissions. 
AQ-15 Include insulation in all buildings in excess of Title 24 requirements. 
AQ-16 Incorporate skylights into building design as practical. 
AQ-17 Install drought-tolerant landscaping. 
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AQ-18 Implement Air Quality Monitoring Plan for short- and long-term measures. 
 
The original EIR concluded that CO, NOx, ROG, and PM10 emissions from project 
operation would be significant even after implementation of all feasible mitigation, so a 
Statement of Overriding Considerations (SOC) was adopted as part of the EIR certification 
in 1995. The 2007 SPA and EIR addendum confirmed that the revised development plan 
for the SBACSP would still be significant for air pollutants. The current proposed 
Southgate project has 3.8 percent less square footage than the project approved under 
the 2007 EIR Addendum No. 1, so it is reasonable to conclude that the currently proposed 
development will also have significant air pollution impacts related to these criteria 
pollutants. Based on this, the SOC is still applicable to this project because the Southgate 
project approved in 2007, and the currently proposed Southgate project, are functionally 
equivalent to the project that was approved for EIR 1995 and for which the SOC was 
prepared. 
 
In 2006, when the CEQA process started for the SBACSP amendment, greenhouse gas 
(GHG) emissions were not required to be included in CEQA documents as their local 
impacts were considered to be too speculative, and there were no officially established 
significance thresholds for GHGs. The body of knowledge on this issue has expanded 
since that time, and the State passed AB 32 and SB 375 to help control these emissions. 
However, the project’s original CEQA document was not required to address GHG 
emissions, and the courts have found that subsequent documents are not required to 
examine GHG emissions if it was not examined in the original document as outlined in the 
2008 Riverside County Superior Court Case 460950 titled Highland Springs Conference 
and Training Center v. City of Banning (also known as the “Black Bench” case). 
 
In addition, a review of the URBEMIS database from the 1995 and 2007 analyses 
indicates that carbon dioxide equivalent emissions would have been similar in scope to the 
criteria air pollutant emissions, which were well over the SCAQMD daily thresholds. It can 
be reasonably assumed that, if GHG emissions would have been required to be evaluated 
at that time, the Statement of Overriding Considerations adopted to cover significant air 
quality impacts would have applied to GHG emissions as well. 
 
All of the mitigation measures previously identified will help reduce GHG emissions during 
construction (Measures AQ-1 through AQ-8) and occupancy (Measures AQ-9 through AQ-
18) will also help substantially reduce GHG emissions on a cumulative basis. It should also 
be noted that the proposed development will have to comply with the new California 
(“Green”) Building Code and the City’s water efficient landscaping requirements, which will 
help to reduce project-related GHG emissions. For these reasons, no additional mitigation 
measures are proposed in this regard. 
 
The current development proposal for the Southgate area is slightly smaller but essentially 
equivalent to and consistent with the tract map and development configuration of (i.e., 
building footprints and heights) the approved development plan for Southgate under the 
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SBCASP and the EIR, with implementation of the previously approved mitigation 
measures. 
 
4. Biological Resources 
 
The 2007 IS concluded that potential impacts to biological resources from construction 
and development of the Southgate portion of the revised SBACSP could be reduced to 
less than significant levels by implementation of the following measures: 
 
BR-1 Prior to the issuance of grading permits for the Southgate Warehouse Project 

(SWP) site, the developer shall obtain either a Federal Endangered Species Act 
(FESA) Section 10(a) permit or FESA Section 7 Consultation with the U.S. Fish 
and Wildlife Service for potential impacts to San Bernardino kangaroo rat (SBKR) 
or Santa Ana River woollystar (SARWS). The project site is isolated and 
disturbed, so appropriate off-site SBKR and SARWS habitat shall be secured at a 
minimum 2:1 ration based on surveys prior to grading. This measure shall be 
implemented to the satisfaction of the City Planning Director. 

BR-2 Loss of Riversidean alluvial fan sage scrub (RAFSS) habitat on the Southgate, 
Koo, Hubbs, and DFAS properties shall be mitigated by means of purchasing 
suitable RAFSS habitat off site or in a mitigation bank at a minimum 1:1 ratio. 
This may apply to San Bernardino kangaroo rat (SBKR) as well. This measure 
shall be implemented to the satisfaction of the City Planning Director. 

BR-3 Prior to issuance of grading permits on the Southgate Warehouse Project site, 
the applicant shall consult with the Regional Water Quality Control Board, U.S. 
Army Corps of Engineers, and California Department of Fish and Game, as 
appropriate, to obtain permits or approvals related to the Federal Clean Water 
Act and State Fish and Game codes, as applicable, and which may include 
appropriate mitigation at a minimum 2:1 replacement. This measure shall be 
implemented to the satisfaction of the City Planning Director. 

BR-4 Prior to issuance of grading permits for the Southgate Warehouse Project 
property, a qualified biologist shall certify that the proposed layout of buildings 
and improvements on the project site are compatible with and do not restrict 
implementation of the Conservation Management Area (CMA) and Open Space 
Management Area (OSMA) plans in the immediate area. This conclusion shall be 
based on the results of current surveys for San Bernardino kangaroo rat (SBKR) 
and Santa Ana River woollystar (SARWS). This measure shall be implemented to 
the satisfaction of the City Planning Director. 

 
These four measures have already been completed as part of the previous approval. The 
current development proposal for the Southgate area is slightly smaller but essentially 
equivalent to and consistent with the tract map and development configuration of (i.e., 
building footprints and heights) the approved development plan for Southgate under the 
SBCASP and the EIR, with implementation of the previously approved mitigation 
measures. 
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5. Cultural Resources 
 
The 2007 IS concluded that the SBACSP property did not contain significant cultural 
resources, so impacts would be less than significant without mitigation. The current 
development proposal for the Southgate area is slightly smaller but essentially equivalent 
to and consistent with the tract map and development configuration of (i.e., building 
footprints and heights) the approved development plan for Southgate under the SBCASP 
and the EIR. 
 
6. Geology and Soils 
 
The 2007 IS concluded that the SBACSP property did not contain significant geologic or 
soil constraints, and potential impacts would be less than significant with implementation of 
the following Mitigation Measures 1-1 and 1-2 outlined in the 1995 EIR (see Appendix D): 
 
1-1 Conduct location-specific geotechnical studies for building foundations. 
1-2 Minimize dust and soil erosion. 
 
In addition, compliance with the City’s development review process involving grading and 
soils, as outlined in the following Conditions of Approval from EIR Addendum No. 2, would 
reduce potential earth-related impacts of the current development plans for the Southgate 
property: 

 2. Grading and Landscaping 

a) The site/plot/grading and drainage plan shall be signed by a Registered 
Civil Engineer and a grading permit will be required. The grading plan 
shall be prepared in strict accordance with the City’s “Grading Policies and 
Procedures” and the City’s “Standard Drawings,” unless otherwise 
approved by the City Engineer. 

b) If more than 5 trees are to be removed from the site, a tree removal permit 
conforming to the requirements of Section 19.28.090 of the Development 
Code shall be obtained from the Department of Development Services-
Planning Division prior to issuance of any grading or site development 
permits. 

c) A grading bond will be required and the grading shall be supervised in 
accordance with Section 3317.2 of the California Building Code. 
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d) If more than 1,000 cubic yards of earth is to be hauled on City streets then 
a special hauling permit shall be obtained from the City Engineer. 
Additional conditions, such as truck route approval, traffic controls, 
bonding, covering of loads, street cleaning, etc. may be required by the 
City Engineer. 

e) A liquefaction evaluation is required for the site. This evaluation must be 
submitted and approved prior to issuance of a grading permit. Any grading 
requirements recommended by the approved liquefaction evaluation shall 
be incorporated in the grading plan. 

f) An on-site Improvement Plan is required for this project. Where feasible, 
this plan may be incorporated with the grading plan and shall conform to 
all requirements of Section 15.04-167 of the Municipal Code (See 
“Grading Policies and Procedures”). 

The current development proposal for the Southgate area is slightly smaller but essentially 
equivalent to and consistent with the tract map and development configuration of (i.e., 
building footprints and heights) the approved development plan for Southgate under the 
SBCASP and the EIR, with implementation of the mitigation measures approved in the 
1995 EIR. 
 
7. Hazards and Hazardous Materials 
 
The 2007 IS indicated that the entire project area north of the adjacent Santa Ana River 
was once part of the Norton Air Force Base (NAFB). The base was closed in 1995, but a 
number of locations on the base were found to be contaminated by a variety of hazardous 
materials, including a former Industrial Waste Treatment Plan (IWTP) located between 
buildings 3 and 4 on the Southgate property. The Air Force has been remediating 
(cleaning up) these areas since the base was closed, and some additional soil cleanup still 
needs to be completed at the IWTP site before it can be certified for development. It also 
indicated the site has potentially significant impacts related to being included on the 
State’s “Cortese List” (Government Code Section 65962.5) of identified hazmat sites. The 
2007 IS concluded that impacts related to hazardous materials on the Southgate portion of 
the revised SBACSP could be reduced to less than significant levels by implementation of 
the following measures from EIR Addendum No. 2: 
 
6-1 Prior to the approval of any grading permit or building permit within the project 

area, the applicant shall provide written evidence to the Planning and Building 
Services Director, City of San Bernardino, that the Air Force has released the site 
for development, and that the proposed development will not hinder the efforts to 
clean up the trichloroethylene (TCE) groundwater plume identified beneath and 
down gradient of the former Norton Air Force Base (NAFB) site. 

6-2 Prior to the approval of any grading permit or building permit within the project 
area, the applicant shall provide written evidence to the Planning and Building 
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Services Director, City of San Bernardino, that an individual site survey meeting 
the City of San Bernardino requirements for hazardous waste has been 
conducted. 

 
The current development proposal for the Southgate area is slightly smaller but essentially 
equivalent to and consistent with the tract map and development configuration of (i.e., 
building footprints and heights) the approved development plan for Southgate under the 
SBCASP and the EIR, with implementation of the previously approved mitigation 
measures. 
 
8. Hydrology and Water Quality 
 
The 2007 IS concluded that potential impacts to hydrology, flooding, erosion, and water 
quality from construction and development of the Southgate portion of the revised 
SBACSP could be reduced to less than significant levels by implementation of the 
following mitigation measures 2-1 through 2-3 in the 1995 EIR (see Appendix D):  
 
2-1 Comply with latest California Building Code standards for water conservation. 
2-2 Comply with City’s NPDES water quality permitting requirements. 
2-3 Comply with City’s flood protection requirements. 

 
In addition, compliance with the City’s development review process involving water quality, 
as outlined in the following Conditions of Approval from EIR Addendum No. 2, would 
reduce potential water-related impacts of the current development plans for the Southgate 
property: 

 1.  Drainage and Flood Control 

a) All necessary drainage and flood control measures shall be subject to 
requirements of the City Engineer, which may be based in part on the 
recommendations of the San Bernardino County Flood District. The 
developer’s Engineer shall furnish all necessary data relating to drainage and 
flood control. 

b) A permit will be required from the Department of Transportation and Flood 
Control, if any work is required within the Flood Control District’s right-of-way. 

c) A local drainage study will be required for the project. Any drainage 
improvements, structures, or storm drains needed to mitigate downstream 
impacts or protect the development shall be designed and constructed at the 
developer’s expense, and right-of-way dedicated as necessary. Release of 
drainage shall be at locations and under conditions acceptable to the City 
Engineer and any other agency having jurisdiction. 
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d) In addition to the drainage study mentioned in the previous condition, the 
developer’s engineer shall submit a separate drainage study specific to each 
parcel as a part of that parcel’s development plan submittal. 

e) The detention basins shall be designed in accordance with “Detention Basin 
Design Criteria for San Bernardino County.” 

f) The development is partially located within Zone X (shaded) on the Federal 
Flood Insurance Rate Maps and may be subject to sheet overflow to a depth 
of less than 1 foot in a 100-year storm. Therefore, all building pads shall be 
raised above the surrounding area as approved by the City Engineer. 

g) All drainage from the development shall be directed to an approved public 
drainage facility. If not feasible, proper drainage facilities and easements shall 
be provided to the satisfaction of the City Engineer. 

h) If site drainage is to be outletted into the public street, the drainage shall be 
conveyed through a parkway culvert constructed in accordance with City 
Standard No. 400. Conveyance of site drainage over the Driveway 
approaches will not be permitted. 

i) A Water Quality Management Plan (WQMP) is required for this project. The 
applicant is directed to the City’s web page at www.ci.san-bernardino.ca.us – 
Departments – Development Services – Public Works for templates to use in 
the preparation of this plan. 

j) A Storm Water Pollution Prevention Plan (SWPPP) will be required. The 
applicant is directed to the City’s web page at www.ci.san-bernardino.ca.us – 
Departments – Development Services – Public Works for templates to use in 
the preparation of this plan. 

k) The City Engineer prior to issuance of a grading permit shall approve the 
WQMP and the SWPPP. 

l) A “Notice of Intent (NOI)” shall be filed with the State Water Resources 
Control Board for construction disturbing 1 acre or more of land (including the 
project area, construction yards, storage areas, etc.). 

m) The City Engineer, prior to grading plan approval, shall approve an Erosion 
Control Plan. The plan shall be designed to control erosion due to water and 
wind, including blowing dust, during all phases of construction, including 
graded areas which are not proposed to be immediately built upon. 

 
It should be noted that the project will obtain a “Conditional Letter of Map Revision” 
(CLOMR) from the Federal Emergency Management Agency through its National Flood 
Insurance Program to certify the project buildings are out of the identified 100-year 
floodplain. 
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The applicant is currently in the process of obtaining a CLOMR for the site to address the 
Zone X classification. The current development proposal for the Southgate area is slightly 
smaller but essentially equivalent to and consistent with the tract map and development 
configuration of (i.e., building footprints and heights) the approved development plan for 
Southgate under the SBCASP and the EIR, with implementation of the previously 
approved mitigation measures. 
 
9. Land Use and Planning 
 
The 2007 IS indicated that the proposed amendments to the SBACSP would reduce the 
total development potential of the plan from 14 million square feet to 11.6 million square 
feet, or a reduction of approximately 17 percent. It concluded that potential impacts to land 
use and planning from construction and development of the Southgate portion of the 
revised SBACSP could be reduced to less than significant levels by implementation of the 
following mitigation measure: 
 
LU-1 Prior to issuance of any building permits, the developer shall demonstrate that the 

entire specific plan development is within a buildout limit of 11.6 million square 
feet. This measure shall be implemented to the satisfaction of the City Planning 
Director. 

 
The current development proposal for the Southgate area is slightly smaller (-1.08%) but 
essentially equivalent to and consistent with the tract map and development configuration 
of (i.e., building footprints and heights) the approved development plan for Southgate 
under the SBCASP and the EIR, with implementation of the previously approved mitigation 
measures. 
 
10. Mineral Resources 
 
The 2007 IS concluded that the SBACSP property did not contain significant mineral 
resources that were accessible for extraction, so impacts would be less than significant 
without mitigation. The current development proposal for the Southgate area is slightly 
smaller but essentially equivalent to and consistent with the tract map and development 
configuration of (i.e., building footprints and heights) the approved development plan for 
Southgate under the SBCASP and the EIR. 
 
11. Noise 
 
The 2007 IS concluded that potential noise impacts from construction and development of 
the Southgate portion of the revised SBACSP could be reduced to less than significant 
levels by implementation of mitigation measures 8-1 through 8-6 in the 1995 EIR (see 
Appendix D), as summarized below:  
 
8-1 Restriction of construction hours per City noise ordinance. 
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8-2 Maintain mufflers on all construction equipment within manufacturer’s specs. 
8-3 Stage construction activities away from occupied uses. 
8-4 Construct temporary noise barriers where appropriate. 
8-5 Utilize equipment with low noise levels. 
8-6 Concentrate noisy activities to minimize the duration of impacts. 
 
It should be noted that measures 8-3 through 8-6 apply more to SBACSP planning areas 
other than Southgate that are proximate to residential and other occupied uses, and no 
other mitigation measures are required to further reduce potential noise impacts. The 
current development proposal for the Southgate area is slightly smaller but essentially 
equivalent to and consistent with the tract map and development configuration of (i.e., 
building footprints and heights) the approved development plan for Southgate under the 
SBCASP and the EIR, with implementation of the previously approved mitigation 
measures. 
 
12. Population and Housing 
 
The 2007 IS concluded that the SBACSP project would not generate significant amounts 
of new population or housing within the City, but would depend more on the existing 
regional workforce. It concluded that impacts in this regard would be less than significant 
without mitigation. The current development proposal for the Southgate area is slightly 
smaller but essentially equivalent to and consistent with the tract map and development 
configuration of (i.e., building footprints and heights) the approved development plan for 
Southgate under the SBCASP and the EIR. 
 
13. Public Services 
 
The 2007 IS concluded that potential impacts to public services (e.g., police and fire) from 
construction and development of the Southgate portion of the revised SBACSP could be 
reduced to less than significant levels by implementation of the mitigation measures 10-1 
through 10-8 in the 1995 EIR (see Appendix D), as summarized below:  
 
10-1 Pay fair-share capital improvement costs for police and fire services. 
10-2 Coordinate building design and night lighting for security. 
10-3 Future development to document any need for additional water facilities. 
10-4 Future development to document any need for additional sewer facilities. 
10-5 Coordinate design of onsite sewer system with City Public Works Department. 
10-6 Develop and implement a Facilities Repair and Maintenance Plan. 
10-7 Coordinate future solid waste collection service with City. 
10-8 Coordinate final design plans with local utility providers. 
 



Addendum No. 3 - SBACSP Environmental Impact Report 
Southgate Planning Area – June 1, 2012     

Page 15 
 
 

It should be noted that these measures also apply to SBACSP planning areas other than 
Southgate. No other mitigation measures are required to further reduce potential public 
service impacts. The current development proposal for the Southgate area is slightly 
smaller but essentially equivalent to and consistent with the tract map and development 
configuration of (i.e., building footprints and heights) the approved development plan for 
Southgate under the SBCASP and the EIR, with implementation of the previously 
approved mitigation measures. 
 
14. Recreation 
 
The 2007 IS concluded that the SBACSP project would not generate significant new 
demand for recreational facilities or services within the City. It concluded that impacts in 
this regard would be less than significant without mitigation. The current development 
proposal for the Southgate area is slightly smaller but essentially equivalent to and 
consistent with the tract map and development configuration of (i.e., building footprints and 
heights) the approved development plan for Southgate under the SBCASP and the EIR. 
 
15. Transportation/Traffic 
 
The 2007 IS concluded that potential traffic and transportation-related impacts from 
construction and development of the Southgate portion of the revised SBACSP could be 
reduced to less than significant levels by implementation of the following mitigation 
measure: 
 
TR-1 The project proponent shall contribute toward the cost of necessary study area 

improvements on a fair-share basis, as further detailed in the two traffic studies 
prepared by Katz, Okitsu and Associates (KOA 2006a and 2006b) and the Katz, 
Okitsu and Associates Memo to Robert Eisenbeisz dated August 11, 2006. Fair-
share contributions shall be paid with sufficient time to allow for improvements to 
be implemented in advance of the time needed to mitigate impacts. Payment 
schedule of fair-share costs will be determined by the City Public Works Director 
prior to issuance of building permits (this is an expansion of Mitigation Measure 7-
1 from the 1995 EIR). 
Note that funding from various sources (Federal, SANBAG, and Measure I) has 
been secured and allotted for roadway improvements in and around the SBACSP 
area, including specific improvements identified in the two traffic studies prepared 
by Katz, Okitsu and Associates. Therefore, the developer(s) may be exempt from 
certain fair-share improvements if those improvements have already been 
financed through the aforementioned sources. It shall be the responsibility of the 
developer to either pay their fair share or provide verification that the affected 
roadway improvements have been financed through outside sources and that the 
improvements are scheduled for implementation, prior to issuance of building 
permits. This measure shall be implemented to the satisfaction of the City Public 
Works Director. 
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In addition, compliance with the City’s development review process, as outlined in the 
following Conditions of Approval, would help further reduce potential traffic onsite and 
offsite traffic impacts of the current development plans for the Southgate property: 
 

6.  Street Improvement and Dedications 
a) All public streets and public easements within and adjacent to the 

development shall be improved to include combination curb and gutter, 
paving, access ramps, street lights, sidewalks, and appurtenances, including, 
but not limited to traffic signals, traffic signal modifications, relocation of public 
or private facilities which interfere with new construction, striping, and 
landscaping and irrigation in the landscape maintenance district shall be 
accomplished in accordance with the City of San Bernardino “Design Policies 
and Procedures” and City “Standard Drawings,” unless otherwise approved 
by the City Engineer. Street lighting shall be designed and constructed in 
accordance with the City’s “Street Lighting Policies and Procedures.” Street 
lighting shall be shown on street improvement plans except where otherwise 
approved by the City Engineer. 

b) For the streets listed below, dedication of adequate street right-of-way (R.W.) 
to provide the distance from street centerline to property line and placement 
of the curb line (C.L.) in relation to the street centerline shall be as follows: 

Street Name Right of Way (ft.) Curb Line (ft) 

Central Avenue 44 32 

Tippecanoe Avenue Per plans prepared by Associated 
Engineers under contract with IVDA 

 

c) Central Avenue shall be constructed full width from Tippecanoe Avenue 
easterly to where it will intersect with the northerly extension of Mountain 
View Avenue. Improvements shall include curb and gutter, sidewalk, 
streetlights, traffic signals, and other appurtenances as required. During plan 
check, the City Engineer shall determine if existing pavement can be 
salvaged. 

d) A temporary turn-around shall be constructed at the easterly terminus of 
Central Avenue. The minimum turn around dimensions shall conform to the 
dimensions of the cul-de-sac in Standard 101, or as otherwise required by the 
City Engineer and Fire Marshal. 



Addendum No. 3 - SBACSP Environmental Impact Report 
Southgate Planning Area – June 1, 2012     

Page 17 
 
 

e) Construct 8” Curb and Gutter per City Standard No. 200 adjacent to the site 
along Tippecanoe Avenue. Widen pavement adjacent to the site to match 
new curb and gutter. Construct approach and departure transitions for traffic 
safety and drainage as approved by the City Engineer. 

f) Construct sidewalk adjacent to the site in accordance with City Standard No. 
202, Case “A” (6’ wide adjacent to curb). Sidewalk shall be constructed on 
both sides of Central Avenue. 

g) Construct accessible curb ramps in accordance with City Standard No. 205, 
modified as approved by the City Engineer to comply with current ADA 
accessibility requirements, at all curb returns within and adjacent to the 
project site. Dedicate sufficient right-of-way at the corner to accommodate the 
ramp. 

h) Construct Driveway Approaches per City Standard No. 204, Type II, including 
an accessible by-pass around the top of the drive approach. Remove existing 
driveway approaches that are not part of the approved plan and replace with 
full height curb and gutter and sidewalk. Radius type drive approaches may 
be constructed, if desired. Complete design shall be shown on the on-site 
development plan. A strip of textured/colored concrete 20’ wide shall be 
constructed in the throat of the driveway. 

i) All curb return radii shall be 25 feet minimum. 

j) Curb return radius at the intersection of Central Avenue with Tippecanoe 
Avenue and at Mountain View Avenue shall be 35 feet unless otherwise 
approved by the City Engineer. 

k) The pavement on Tippecanoe Avenue adjoining the site shall be rehabilitated 
to centerline using a strategy approved by the City Engineer. 

l) Install streetlights adjacent to the site in accordance with City Standard Nos. 
SL-1 and SL-2. 

m) Two independent means of access 24 feet wide, paved and dedicated, shall 
be provided to each parcel in the project. Additional width may be required for 
drainage control and traffic safety, except as approved by a variance. 

11.  Off-Site Traffic Impact Mitigation 
a) Prior to any occupancy, a new traffic signal shall be installed at Tippecanoe 

Avenue/Rialto Avenue. 

b) Prior to any occupancy, the following improvements shall be implemented at 
Tippecanoe Avenue/Central Avenue: 
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i. Widen the westbound approach (east leg) of Central Avenue and/or 
modify striping to provide one (1) exclusive left-turn lane, two (2) through 
lanes and one (1) exclusive right-turn lane for the westbound traffic at 
Tippecanoe Avenue. 

ii. Widen the eastbound approach (west leg) of Central Avenue and/or 
modify striping to provide one (1) exclusive left-turn lane, two (2) through 
lanes, and one (1) exclusive right-turn lane for eastbound traffic at 
Tippecanoe Avenue. 

iii. Widen the southbound approach (north leg) of Tippecanoe Avenue and/or 
modify striping to provide one (1) exclusive right-turn lane, three (3) 
through lanes, and two (2) exclusive left-turn lanes for southbound traffic 
at Central Avenue. 

iv. Widen the northbound approach (south leg) of Tippecanoe Avenue and/or 
modify striping to provide two (2) exclusive left-turn lanes, three (3) 
through lanes, and one (1) exclusive right-turn lane for northbound traffic 
at Central Avenue. 

c) This project is subject to fair-share contributions toward improvements 
needed to mitigate project-related traffic impacts. The fair-share contributions 
shall be submitted to the City prior to any building permit issuance. The fair-
share contributions will be applied to the cost of the following improvements: 

i. Tippecanoe Avenue/Orange Show Road-San Bernardino Avenue:  

1. Widen Tippecanoe Avenue south of the intersection to add one 
additional northbound exclusive left-turn lane (resulting in 2 left-turn 
lanes) and to add one northbound exclusive right-turn lane. 
Estimated Cost = $100,000. 

2. Widen Tippecanoe Avenue north of the intersection to add one 
southbound exclusive right-turn lane. Estimated Cost = $50,000. 

3. Widen San Bernardino Avenue east of the intersection to add one 
westbound exclusive right-turn lane. Estimated Cost = $50,000. 

4. Modify the existing traffic signal to accommodate the widening of 
Tippecanoe Avenue and San Bernardino Avenue. Estimated Cost = 
$75,000. 

Total Estimated Cost = $275,000. 

Project Fair Share (28%) = $77,000 
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ii. Tippecanoe Avenue/Hospitality Lane:  

1. Widen Tippecanoe Avenue north of the intersection to add one 
southbound exclusive right-turn lane. Estimated Cost = $50,000. 

2. Modify the existing traffic signal to accommodate the widening of 
Tippecanoe Avenue and to add right-turn overlap phasing for 
southbound traffic. Estimated Cost = $75,000. 

Total Estimated Cost = $125,000. 

Project Fair Share (23%) = $28,750 
iii. Waterman Avenue/Orange Show Road: 

1. Widen Waterman Avenue south of the intersection to add one 
northbound exclusive left-turn lane, providing dual northbound left-
turn lanes. Estimated Cost = $50,000. 

2. Widen Waterman Avenue north of the intersection to add one 
southbound exclusive right-turn lane. Estimated Cost = $50,000. 

3. Widen Orange Show Road west of the intersection to add one 
eastbound exclusive right-turn lane. Estimated Cost = $50,000. 

4. Widen Orange Show Road east of the intersection to add one 
westbound exclusive right-turn lane. Estimated Cost = $50,000. 

5. Modify the existing traffic signal to accommodate the widening of 
Waterman Avenue and Orange Show Road. Estimated Cost = 
$75,000. 

Total Estimated Cost = $275,000 

Project Fair Share (14%) = $38,500 
iv. The above costs are based upon guidelines presented in the latest 

San Bernardino County Congestion Management Program (CMP) and 
they do not include costs for right-of-way acquisition, utility relocation, 
landscaping, mobilization, or contingencies. 

v. The fair-share contribution for each parcel, based upon proposed 
building size, shall be paid prior to any permit issuance for each parcel.  
The total required fair-share contribution is $144,250. 

 
It should be noted that the following items above has already been completed as part of 
the previous approval: 6(a) through 6(g), 6(j), 6(k), 11(a), 11(b)(i), 11(b)(iv), 11(c)(i), and 
the following items may be at least partially complete as part of the previous approval: 
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11(b)(iii), 11(c)(ii), and 11(c)(iv). Due to the length of time since the previous approval, the 
City and the applicant will need to re-evaluate specific fair share contributions in light of 
current conditions, improvements already completed, and other contributions already 
made to the City for various improvements.  
 
In addition, Condition of Approval 7.c under Phasing requires that “Central Avenue 
extension and second point of access shall be constructed prior to occupancy of any 
building on any parcel of the subdivision.” 
 
The only outstanding issue at the time of the previous approval for the Southgate area was 
providing a specific secondary access route to the site. Since that time, Hillwood has 
secured access along the Stater Bros. “frontage” road just east of Tippecanoe. The route 
would then run along the north side of the property to a point between Buildings 4 and 5 
(see Appendix A). 
 
The current development proposal for the Southgate area is slightly smaller but essentially 
equivalent to and consistent with the tract map and development configuration of (i.e., 
building footprints and heights) the approved development plan for Southgate under the 
SBCASP and the EIR, with implementation of the previously approved mitigation 
measures and the identified secondary access route. 
 
16. Utilities and Service Systems 
 
The 2007 IS indicated that the proposed amendments to the SBACSP would reduce the 
total development potential of the plan from 14 million square feet to 11.6 million square 
feet, or a reduction of approximately 17 percent. It concluded that potential impacts to 
utilities and service systems from construction and development of the Southgate portion 
of the revised SBACSP could be reduced to less than significant levels by implementation 
of the following mitigation measures: 
 
U-1 As future tenants are identified, the developer and/or future tenants shall 

coordinate with local utility providers relative to site planning and the payment of 
impact fees to help assure the project does not negatively affect utility services or 
agencies. This measure shall be implemented to the satisfaction of the Planning 
and Public Works Directors. 

U-2 As future tenants are identified, such future tenants shall coordinate with County 
solid waste relative to site planning and the payment of impact fees to help 
assure the project does not negatively affect County solid waste services or area 
landfills. This measure shall be implemented to the satisfaction of the Planning 
and Public Works Directors. 

 
In addition, compliance with the City’s development review process, as outlined in the 
following Conditions of Approval, would help further reduce potential utility impacts of the 
current development plans for the Southgate property under EIR Addendum No. 3: 
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 3.  Utilities 

a) Design and construct all public utilities to serve the site in accordance 
with City Code, City Standards and requirements of the serving utility, 
including gas, electric, telephone, water, sewer and cable TV (Cable 
TV optional for commercial, industrial, or institutional uses). 

b) Each parcel shall be provided with separate water and sewer facilities 
so the City or the agency providing such services in the area can serve 
it. 

c) Backflow preventers shall be installed for any building with the finished 
floor elevation below the rim elevation of the nearest upstream 
manhole. 

d) Sewer main extensions required to serve the site shall be constructed 
at the Developer’s expense. 

e) This project is located in the sewer service area maintained by the City 
of San Bernardino; therefore, any necessary sewer main extension 
shall be designed and constructed in accordance with the City’s 
“Sewer Policy and Procedures” and City Standard Drawings. 

f) Utility services shall be placed underground and easements provided 
as required. 

g) A street cut permit, from the City Engineer, will be required for utility 
cuts into existing streets. 

h) All existing overhead utilities adjacent to or traversing the site on either 
side of the street shall be undergrounded in accordance with Section 
19.20.030 (non-subdivisions) or Section 19.30.110 (subdivisions) of 
the Development Code. 

i) Existing Utilities which interfere with new construction shall be 
relocated at the Developer’s expense as directed by the City Engineer, 
except overhead lines, if required by provisions of the Development 
Code to be undergrounded. See Development Code Section 19.20.030 
(non-subdivisions) or Section 19.30.110 (subdivisions). 

j) Sewers within private streets or private parking lots will not be 
maintained by the City but shall be designed and constructed to City 
Standards and inspected under a City On-Site Construction Permit. A 
private sewer plan designed by the Developer’s Engineer and 
approved by the City Engineer will be required. This plan can be 
incorporated in the on-site development plan, where practical. 
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It should be noted that an upgraded loop water system will eventually be available when a 
new bridge over the Santa Ana River is constructed, but the Southgate area has sufficient 
water service at present to serve the proposed development. 
 
The current development proposal for the Southgate area is slightly smaller (-3.8%) but 
essentially equivalent to and consistent with the tract map and development configuration 
of (i.e., building footprints and heights) the approved development plan for Southgate 
under the SBCASP and the EIR, with implementation of the previously approved mitigation 
measures. 
 
17. Mandatory Findings of Significance 
 
The 2007 IS indicated that the potential impacts from construction and development of the 
Southgate portion of the revised SBACSP could be reduced to less than significant levels 
by implementation of the various mitigation measures approved in 2007 and as repeated 
in Sections 1–16 of this document. The current development proposal for the Southgate 
area is slightly smaller (-3.8%) but essentially equivalent to and consistent with the tract 
map and development configuration of (i.e., building footprints and heights) the approved 
development plan for Southgate under the SBCASP and the EIR, with implementation of 
the previously approved mitigation measures.  
 
Therefore, the proposed development plan and this proposed Addendum No. 3 are 
consistent with the previous environmental analysis prepared for the SBACSP EIR and 
Addenda No. 1 and No. 2 for that document. 
 
F.  ADDENDUM DOCUMENTATION 
 
When a lead agency has already prepared an EIR, CEQA mandates that “no subsequent 
or supplemental environmental impact report shall be required by the lead agency or any 
responsible agency, unless one or more of the following occurs: (a) substantial changes 
are proposed in the project which will require major revisions of the environmental impact 
report; (b) substantial changes occur with respect to the circumstances which the project is 
being undertaken which will require major revisions to the environmental impact report; or 
(c) new information, which was not known or could not have been known at the time the 
environmental impact report was certified as complete, becomes available.” (Cal. Pub. 
Res. Code Section 21166). State CEQA Guidelines Section 15162 clarifies that a 
subsequent EIR or supplemental EIR is only required when “substantial changes” occur to 
a project or the circumstances surrounding a project, or “new information” about a project 
implicates “new significant environmental effects” or a “substantial increase in the severity 
of previously identified significant effects” (State CEQA Guidelines Section 15162). 
 
When only minor technical changes or additions to a previous EIR are necessary and 
none of the conditions described in Public Resources Code Section 21166 calling for 
preparation of a subsequent or supplemental EIR have occurred, CEQA allows the lead 
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agency to prepare an adopt an addendum to the previously approved EIR [State CEQA 
Guidelines Section 15164(b)]. 
    
G.  SUMMARY AND CONCLUSIONS 
 
Detailed analysis of environmental impacts of the proposed development of the Southgate 
planning area has previously been conducted (i.e., EIR 1995 and the 2007 Initial Study 
and Addendum No. 1 to the 1995 EIR). The EIR determined that the proposed SBACSP, 
including the Southgate property, would result in significant short- and long-term air quality 
impacts, even with implementation of all feasible mitigation measures. 
 
The current proposed development plan (2.75 MSF) for the Southgate property is less 
intense (1.08% less square footage) than that approved in 2011 under Addendum No. 2 
(2.78 MSF), and less than the amount approved in in 2007 under Addendum No. 1 (2.89 
MSF) to the 1995 EIR. Therefore, the proposed Southgate development plan is consistent 
with previous CEQA documentation and will have no other or more intense impacts on the 
environment with implementation of the recommended mitigation measures. 
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APPENDIX A 
PROPOSED SOUTHGATE SITE PLAN 
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SAN BERNARDINO, CA April. 13, 2012 / Job #11312
SCHEME 6

Tabulation
bldg 1 bldg 2 bldg 3 bldg 4 Sub-Total Central Park D/B Sub-Total GRAND TOTOAL

Site Area
                         sq. ft. 405,810 1,171,564 2,300,191 1,749,914 5,627,479 644,447          280,663             925,110 6,552,589
                         acres 9.316 26.895 52.805 40.172 129.189 14.794 6.443 21.238 150.428

Building Area 157,500 480,570 951,660 871,920 2,461,650 290,648          290,648 2,752,298
Coverage (%) 38.81 41.02 41.37 49.83 43.74 45.10 31.42 42.00

Parking Requirement
     1/1,250 s.f. 126 385 762 698 1,971 287                287 2,258
Parking Provided
     standard 140 234 1,993 252 2,619 234                234 2,853
     trailer parking 7 243 110 251 611 119                119 730
     trailer parking @ dock high 19 74 105 206 404 39 39 443
     Total Parking Provided 166 551 2,208 709 3,634 392                392 4,026
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APPENDIX B 
 EIR ADDENDUM NO. 2 - 2011 CITY CONDITIONS OF APPROVAL 



 
CITY OF SAN BERNARDINO 

Development Services Department – Public Works Division 
Standard Requirements 

 
Description:  Subdivide 163 Ac. Into 10 Pcls and construct 26 buildings 

 
Applicant: Hillwood Lit II, LP    

 
Location: Central Ave. east of Tippecanoe Ave. 

 
Case Number: PM 17887 & DP2 06-06   

 

1. Drainage and Flood Control 

a) All necessary drainage and flood control measures shall be subject 
to requirements of the City Engineer, which may be based in part 
on the recommendations of the San Bernardino County Flood 
District.  The developer's Engineer shall furnish all necessary data 
relating to drainage and flood control. 

b) A permit will be required from the Department of Transportation and 
Flood Control, if any work is required within the Flood Control 
District's right-of-way. 

c) A local drainage study will be required for the project.  Any drainage 
improvements, structures or storm drains needed to mitigate 
downstream impacts or protect the development shall be designed 
and constructed at the developer's expense, and right-of-way 
dedicated as necessary.  Release of drainage shall be at locations 
and under conditions acceptable to the City Engineer and any other 
agency having jurisdiction. 

d) In addition to the drainage study mentioned in the previous 
condition, the developer’s engineer shall submit a separate 
drainage study specific to each parcel as a part of that parcel’s 
development plan submittal. 

e) The detention basins shall be designed in accordance with 
“Detention Basin Design Criteria for San Bernardino County.” 

f) The development is partially located within Zone X (shaded) on the 
Federal Insurance Rate Maps and may be subject to sheet overflow 
to a depth of less than 1 foot in a 100-year storm.  Therefore, all 
building pads shall be raised above the surrounding area as 
approved by the City Engineer. 
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g) All drainage from the development shall be directed to an approved 
public drainage facility.  If not feasible, proper drainage facilities 
and easements shall be provided to the satisfaction of the City 
Engineer. 

h) If site drainage is to be outletted into the public street, the drainage 
shall be conveyed through a parkway culvert constructed in 
accordance with City Standard No. 400.  Conveyance of site 
drainage over the Driveway approaches will not be permitted. 

i) A Water Quality Management Plan (WQMP) is required for this 
project. The applicant is directed to the City’s web page at 
www.ci.san-bernardino.ca.us  – Departments – Development 
Services – Public Works for templates to use in the preparation of 
this plan. 

j) A Storm Water Pollution Prevention Plan (SWPPP) will be required.  
The applicant is directed to the City’s web page at www.ci.san-
bernardino.ca.us  – Departments – Development Services – Public 
Works for templates to use in the preparation of this plan. 

k) The City Engineer prior to issuance of a grading permit shall 
approve the WQMP and the SWPPP. 

l) A "Notice of Intent (NOI)" shall be filed with the State Water 
Resources Control Board for construction disturbing 1 acre or more 
of land (including the project area, construction yards, storage 
areas, etc.). 

m) The City Engineer, prior to grading plan approval, shall approve an 
Erosion Control Plan.  The plan shall be designed to control erosion 
due to water and wind, including blowing dust, during all phases of 
construction, including graded areas which are not proposed to be 
immediately built upon. 

2. Grading and Landscaping 

a) The site/plot/grading and drainage plan shall be signed by a 
Registered Civil Engineer and a grading permit will be required. 
The grading plan shall be prepared in strict accordance with the 
City's "Grading Policies and Procedures" and the City's "Standard 
Drawings", unless otherwise approved by the City Engineer. 

b) If more than 5 trees are to be removed from the site, a tree removal 
permit conforming to the requirements of Section 19.28.090 of the 
Development Code shall be obtained from the Department of 
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Development Services-Planning Division prior to issuance of any 
grading or site development permits. 

c) A grading bond will be required and the grading shall be supervised 
in accordance with Section 3317.2 of the California Building Code. 

d) If more than 1,000 cubic yards of earth is to be hauled on City 
Streets then a special hauling permit shall be obtained from the City 
Engineer.  Additional conditions, such as truck route approval, 
traffic controls, bonding, covering of loads, street cleaning, etc. may 
be required by the City Engineer. 

e) A liquefaction evaluation is required for the site.  This evaluation 
must be submitted and approved prior to issuance of a grading 
permit.  Any grading requirements recommended by the approved 
liquefaction evaluation shall be incorporated in the grading plan. 

f) An on-site Improvement Plan is required for this project.  Where 
feasible, this plan may be incorporated with the grading plan and 
shall conform to all requirements of Section 15.04-167 of the 
Municipal Code (See "Grading Policies and Procedures"). 

g) Wheel stops are not permitted by the Development Code, except at 
designated accessible parking spaces.  Therefore, continuous 6” 
high curb shall be used around planter areas and areas where 
head in parking is adjacent to walkways.  The parking spaces may 
be 16.5’ deep and may overhang the landscaping or walkway by 
2.5’.  Overhang into the setback area or into an ADA path of travel 
(minimum 4’ wide) is not permitted.  

h) Continuous concrete curbing at least 6 inches high and 6 inches 
wide shall be provided at least 3 feet from any wall, fence, property 
line, walkway, or structure where parking and/or drive aisles are 
located adjacent thereto. Curbing may be left out at structure 
access points. The space between the curb and wall, fence, 
property line, walkway or structure shall be landscaped, except as 
allowed by the Development Review Committee.  

i) Refuse enclosure(s) shall be constructed in accordance with City 
Standard Drawing No. 508 modified as approved by the City 
Engineer to provide ADA accessibility.  The minimum size of the 
refuse enclosure shall be 8 feet x 15 feet, unless the Public 
Services Department, Refuse Division, approves a smaller size, in 
writing.  
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j) Where a refuse enclosure is proposed to be constructed adjacent 
to spaces for parking passenger vehicles, a 3’ wide by 6 “ high 
concrete planter shall be provided to separate the enclosure from 
the adjacent parking.  The placement of the enclosure and design 
of the planter shall preclude the enclosure doors from opening into 
drive aisles or impacting against adjacent parked cars. 

k) The number and placement of refuse enclosures shall be as 
approved by the Public Services Department, Refuse Division. 

l) Retaining walls, block walls and all on-site fencing shall be 
designed and detailed on the on-site improvement Plan.  This work 
shall be part of the on-site improvement permit issued by the City 
Engineer. 

m) All walls shall be constructed of decorative block or other materials 
with architectural features acceptable to the City Planner. 

n) Interior fencing material within 5 feet of the structure shall be either 
non-combustible or 1-hour fire rated.  Vinyl fencing is not allowed 
within 5 feet of the structure. 

o) The on-site improvement plan shall include details of on-site 
lighting, including light location, type of poles and fixtures, 
foundation design, conduit location and size, and the number and 
size of conductors.  Photometry calculations shall be provided 
which show that the proposed on-site lighting design will provide 1 
foot-candle of illumination uniformly distributed over the surface of 
the parking lot during hours of operation and 0.25 foot-candles 
security lighting during all other hours. 

p) The design of on-site improvements shall also comply with all 
requirements of The California Building Code, Title 24, relating to 
accessible parking and accessibility, including retrofitting of existing 
building access points for accessibility, if applicable. 

q) An accessible path of travel shall be provided from the public way 
to the building entrance.  All pathways shall be concrete paved and 
shall provide a minimum clear width of 4 feet.  Where parking 
overhangs the pathway, the minimum paved width shall be 6.5 feet. 

r) Where an accessible path of travel crosses drive aisles, it shall be 
delineated by textured/colored concrete pavement. 

s) The project Landscape Plan shall be reviewed and approved by the 
City Engineer prior to issuance of a grading permit.  Submit 5 
copies to the Engineering Division for Checking. 
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t) The public right-of-way, between the property line and top of curb 
(also known as “parkway”) along adjoining streets shall be 
landscaped by the developer and maintained in perpetuity by the 
property owner.  Details of the parkway landscaping shall be 
included in the project’s on-site landscape plan, unless the parkway 
area is included in a landscape maintenance district, in which case, 
a separate landscape plan shall be provided. 

u) A Landscape Maintenance District (LMD) shall be implemented to 
maintain landscaping within the following areas.  The LMD shall be 
implemented prior to recording the parcel map. (Note. LMD 
formation requires a minimum of 4 months after approval of LMD 
landscaping plans.): 

i) Central Avenue 

ii) Tippecanoe Avenue 

iii) Detention basins in Parcels 9 and 10 

v) The cost of installation of landscaping and irrigation system in the 
landscape maintenance district shall be bonded as part of the 
faithful performance, labor & materials, and warranty bond required 
for approval by the City Council and recording of the parcel map. 

w) Separate sets of Landscape Plans shall be provided for the 
Landscape Maintenance District. 

x) The landscaping and irrigation system shall be installed in the 
landscape maintenance district and accepted by the City Engineer 
prior to application for occupancy of any building in the subdivision. 

y) Prior to sale of each parcel, the Developer shall provide the City's 
Real Property Section of the Public Works Division with a signed 
copy of the "Notice of Assessment District" disclosure for each 
property purchaser. 

z) An easement and covenant shall be executed on behalf of the City 
to allow the City to enter and maintain any required landscaping in 
case of owner neglect.  Upon request, the Real Property Section 
will prepare documents for execution by the property owner and 
shall ensure that, if the property owner or subsequent owner(s) fail 
to properly maintain the landscaping, the City will be able to file 
appropriate liens against the property in order to accomplish the 
required landscape maintenance.  A document processing fee in 
the amount of $200.00 shall be paid to the Real Property Section to 
cover processing costs.  The property owner, prior to plan approval, 
shall execute this easement and covenant unless otherwise 
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allowed by the City Engineer.  Applicable to Commercial, industrial 
and multi-family development only. 

3. Utilities 

a) Design and construct all public utilities to serve the site in 
accordance with City Code, City Standards and requirements of the 
serving utility, including gas, electric, telephone, water, sewer and 
cable TV (Cable TV optional for commercial, industrial, or 
institutional uses). 

b) Each parcel shall be provided with separate water and sewer 
facilities so the City or the agency providing such services in the 
area can serve it. 

c) Backflow preventers shall be installed for any building with the 
finished floor elevation below the rim elevation of the nearest 
upstream manhole. 

d) Sewer main extensions required to serve the site shall be 
constructed at the Developer's expense. 

e) This project is located in the sewer service area maintained by the 
City of San Bernardino therefore, any necessary sewer main 
extension shall be designed and constructed in accordance with the 
City's "Sewer Policy and Procedures" and City Standard Drawings. 

f) Utility services shall be placed underground and easements 
provided as required. 

g) A street cut permit, from the City Engineer, will be required for utility 
cuts into existing streets. 

h) All existing overhead utilities adjacent to or traversing the site on 
either side of the street shall be undergrounded in accordance with 
Section 19.20.030 (non-subdivisions) or Section 19.30.110 
(subdivisions) of the Development Code. 

i) Existing Utilities which interfere with new construction shall be 
relocated at the Developer's expense as directed by the City 
Engineer, except overhead lines, if required by provisions of the 
Development Code to be undergrounded.  See Development Code 
Section 19.20.030 (non-subdivisions) or Section 19.30.110 
(subdivisions). 
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j) Sewers within private streets or private parking lots will not be 
maintained by the City but shall be designed and constructed to 
City Standards and inspected under a City On-Site Construction 
Permit.  A private sewer plan designed by the Developer's Engineer 
and approved by the City Engineer will be required.  This plan can 
be incorporated in the on-site development plan, where practical. 

4. Mapping 

a) A Parcel Map based upon field survey will be required. 

b) All street names shall be subject to approval of the City Engineer 
prior to Map recordation. 

c) Additional survey and map information including, but not limited to, 
building setbacks, flooding and zones, seismic lines and setbacks, 
geologic mapping and archeological sites shall be filed with the City 
Engineer in accordance with Ordinance No. MC-592. 

5. Improvement Completion 

a) Plans for all required public Street, sewer, drainage improvement, 
traffic signals, and landscape maintenance district landscape and 
irrigation for the entire project shall be completed, subject to the 
approval of the City Engineer, prior to Map recordation. 

b) If the construction/installation of required improvements, including 
landscaping and irrigation within the landscape maintenance 
district, are not completed prior to Map recordation, an 
improvement security accompanied by an agreement executed by 
the developer and the City will be required. 

c) Street light energy fee to pay cost of street light energy for a period 
of 4 years shall be paid.  Exact amount shall be determined and 
shall become payable prior to Map recordation. 

6. Street Improvement and Dedications 

a) All public streets and public easements within and adjacent to the 
development shall be improved to include combination curb and 
gutter, paving, access ramps, street lights, sidewalks, and 
appurtenances, including, but not limited to traffic signals, traffic 
signal modifications, relocation of public or private facilities which 
interfere with new construction, striping, and landscaping and 
irrigation in the landscape maintenance district shall be 
accomplished in accordance with the City of San Bernardino 
"Design Policies and Procedures" and City "Standard Drawings," 
unless otherwise approved by the City Engineer.  Street lighting 
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shall be designed and constructed in accordance with the City's 
"Street Lighting Policies and Procedures."  Street lighting shall be 
shown on street improvement plans except where otherwise 
approved by the City Engineer. 

b) For the streets listed below, dedication of adequate street right-of-
way (R.W.) to provide the distance from street centerline to 
property line and placement of the curb line (C.L.) in relation to the 
street centerline shall be as follows: 

Street Name Right  of  Way(ft.) Curb Line(ft) 

Central Ave. 44’ 32’ 

Tippecanoe Ave. Per plans prepared by Associated 
Engineers under contract with IVDA 

c) Central Avenue shall be constructed full width from Tippecanoe 
Avenue easterly to where it will intersect with the northerly 
extension of Mountain View Avenue.  Improvements shall include 
curb and gutter, sidewalk, street lights, traffic signals and other 
appurtenances as required.  During plan check, the City Engineer 
shall determine if existing pavement can be salvaged. 

d) A temporary turn around shall be constructed at the easterly 
terminus of Central Avenue.  The minimum turn around dimensions 
shall conform to the dimensions of the cul-de-sac in Standard 101, 
or as otherwise required by the City Engineer and Fire Marshal.   

e) Construct 8" Curb and Gutter per City Standard No. 200 adjacent to 
the site along Tippecanoe Avenue.  Widen pavement adjacent to 
the site to match new curb and gutter.  Construct approach and 
departure transitions for traffic safety and drainage as approved by 
the City Engineer. 

f) Construct sidewalk adjacent to the site in accordance with City 
Standard No. 202, Case "A" (6’ wide adjacent to curb).  Sidewalk 
shall be constructed on both sides of Central Avenue. 

g) Construct accessible curb ramps in accordance with City Standard 
No. 205, modified as approved by the City Engineer to comply with 
current ADA accessibility requirements, at all curb returns within 
and adjacent to the project site.  Dedicate sufficient right-of-way at 
the corner to accommodate the ramp. 
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h) Construct Driveway Approaches per City Standard No. 204, Type 
II, including an accessible by-pass around the top of the drive 
approach.  Remove existing driveway approaches that are not part 
of the approved plan and replace with full height curb & gutter and 
sidewalk.  Radius type drive approaches may be constructed, if 
desired.  Complete design shall be shown on the on-site 
development plan.  A strip of textured/colored concrete 20’ wide 
shall be constructed in the throat of the driveway. 

i) All Curb return radii shall be 25 feet minimum. 

j) Curb return radius at the intersection of Central Avenue with 
Tippecanoe Avenue and at Mountain View Avenue shall be 35 feet 
unless otherwise approved by the City Engineer. 

k) The pavement on Tippecanoe Avenue adjoining the site shall be 
rehabilitated to centerline using a strategy approved by the City 
Engineer. 

l) Install Street Lights adjacent to the site in accordance with City 
Standard Nos. SL-1 and SL-2. 

m) Two independent means of access 24 feet wide, paved and 
dedicated, shall be provided to each parcel in the project.  
Additional width may be required for drainage control and traffic 
safety, except as approved by a variance. 

7. Phasing 

a) A mass grading plan may be approved for the entire site. 

b) An on-site development plan is required for each parcel.   

c) Central Avenue extension and second point of access shall be 
constructed prior to occupancy of any building on any parcel in the 
subdivision. 

d) LMD landscaping shall be installed prior to occupancy of any 
building on any parcel in the subdivision. 

e) Drainage facilities, such as storm drains, channels, 
detention/retention basins, earth berms and block walls, shall be 
constructed, as necessary, to protect the development from off-site 
flows and to properly control drainage downstream. 

f) A properly designed water system shall be constructed, which is 
capable of providing required fire flow, which might require looping 
or extending beyond the phase boundaries. 
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g) Easements for any of the above and the installation of necessary 
utilities shall be completed. 

h) Phase boundaries shall correspond to the lot lines shown on the 
approved tentative map. 

 
 
 
8. Required Engineering Plans 

 
a) A complete submittal for plan checking shall consist of street 

improvement, sewer, storm drain, traffic signal, striping, lighting, 
grading, on-site landscaping and irrigation, landscaping and 
irrigation in the landscape maintenance district, and other plans as 
required.  Piecemeal submittal of various types of plans for the 
same project will not be allowed, except as follows: 

i) The parcel map and mass grading plan with all required 
supporting documents (including master drainage study) 
may be submitted as one package.  Mass grading shall 
include design and construction of drainage 
detention/retention basins to serve the development as a 
whole, or upstream drainage reaching the site. 

ii) Complete on-site development plans with all required 
support documents shall be submitted for each parcel as 
development is anticipated. 

b) All improvement plans submitted for plan check shall be prepared 
on the City’s standard 24” x 36” sheets.  A signature block 
satisfactory to the City Engineer or his designee shall be provided. 

c) After completion of plan checking, final mylar drawings, stamped 
and signed by the Registered Civil Engineer in charge, shall be 
submitted to the City Engineer for approval. 

d) Electronic files of all improvement plans/drawings shall be 
submitted to the City Engineer. The files shall be compatible with 
AutoCAD 2000, and include a .DXF file of the project.  Files shall 
be on a CD and shall be submitted at the same time the final mylar 
drawings are submitted for approval. 

e) Copies of the City’s design policies and procedures and standard 
drawings are available at the Public Works Counter for the cost of 
reproduction.  They are also available at no charge at the Public 
Works Web Site at 
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http://www.ci.san-bernardino.ca.us/site/pw/default.htm  

9. Required Engineering Permits 

a) Grading permit. 

b) On-site improvements construction permit (except buildings - see 
Development Services-Building Division), including landscaping. 

c) Off-site improvement construction permit. 

10. Applicable Engineering Fees 

a) All plan check, permit, inspection, and impact fees are outlined on 
the Public Works Fee Schedule.   A deposit in the amount of 100% 
of the estimated checking fee for each set of plans will be required 
at time of application for plan check.  The amount of the fee is 
subject to adjustment if the construction cost estimate varies more 
than 10% from the estimate submitted with the application for plan 
checking. 

b) The current fee schedule is available at the Public Works Counter 
and at  http://www.ci.san-bernardino.ca.us/site/pw/default.htm  

c) Expeditious plan review is available. A non-refundable fee in the 
amount of 125% of the estimated plan check fee for each set of 
plans will be required at time of application for expedited plan 
check. The amount of the fee is subject to adjustment if the 
construction cost estimate varies more than 10% from the estimate 
submitted with the application for plan checking. 

11. Off-Site Traffic Impact Mitigation 

a) Prior to any occupancy, a new traffic signal shall be installed at 
Tippecanoe Avenue/Rialto Avenue. 

b) Prior to any occupancy, the following improvements shall be 
implemented at Tippecanoe Avenue/Central Avenue: 

i) Widen the westbound approach (east leg) of Central Avenue 
and/or modify striping to provide one (1) exclusive left-turn 
lane, two (2) through lanes and one (1) exclusive right-turn 
lane for the westbound traffic at Tippecanoe Avenue. 

ii) Widen the eastbound approach (west leg) of Central Avenue 
and/or modify striping to provide one (1) exclusive left-turn 
lane, two (2) through lanes, and one (1) exclusive right-turn 
lane for eastbound traffic at Tippecanoe Avenue. 
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iii) Widen the southbound approach (north leg) of Tippecanoe 
Avenue and/or modify striping to provide one (1) exclusive 
right-turn lane, three (3) through lanes, and two (2) exclusive 
left-turn lanes for southbound traffic at Central Avenue. 

iv) Widen the northbound approach (south leg) of Tippcanoe 
Avenue and/or modify striping to provide two (2) exclusive 
left-turn lanes, three (3) through lanes, and one (1) exclusive 
right-turn lane for northbound traffic at Central Avenue. 

c) This project is subject to fair share contributions toward 
improvements needed to mitigate project related traffic impacts.  
The fair share contributions shall be submitted to the City prior to 
any building permit issuance.  The fair share contributions will be 
applied to the cost of the following improvements: 

 

i) Tippecanoe Avenue/Orange Show Road-San Bernardino 
Avenue:  

1) Widen Tippecanoe Avenue south of the intersection 
to add one additional northbound exclusive left-turn 
lane (resulting in 2 left-turn lanes) and to add one 
northbound exclusive right-turn lane.  Estimated Cost 
= $100,000. 

2) Widen Tippecanoe Avenue north of the intersection to 
add one southbound exclusive right-turn lane. 
Estimated Cost = $50,000. 

3) Widen San Bernardino Avenue east of the 
intersection to add one westbound exclusive right-turn 
lane. Estimated Cost = $50,000. 

4) Modify the existing traffic signal to accommodate the 
widening of Tippecanoe Avenue and San Bernardino 
Avenue. Estimated Cost = $75,000. 

Total Estimated Cost = $275,000;  

Project Fair Share (28%) = $77,000 

ii) Tippecanoe Avenue/Hospitality Lane:  

1) Widen Tippecanoe Avenue north of the intersection to 
add one southbound exclusive right-turn lane. 
Estimated Cost = $50,000,  
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2) Modify the existing traffic signal to accommodate the 
widening of Tippecanoe Avenue and to add right-turn 
overlap phasing for southbound traffic. Estimated 
Cost = $75,000. 

Total Estimated Cost = $125,000;  

Project Fair Share (23%) = $28,750 

iii) Waterman Avenue/Orange Show Road: 

1) Widen Waterman Avenue south of the intersection to 
add one northbound exclusive left-turn lane, providing 
dual northbound left-turn lanes. Estimated Cost = 
$50,000. 

2) Widen Waterman Avenue north of the intersection to 
add one southbound exclusive right-turn lane. 
Estimated Cost = $50,000. 

3) Widen Orange Show Road west of the intersection to 
add one eastbound exclusive right-turn lane. 
Estimated Cost = $50,000. 

4) Widen Orange Show Road east of the intersection to 
add one westbound exclusive right-turn lane. 
Estimated Cost = $50,000. 

5) Modify the existing traffic signal to accommodate the 
widening of Waterman Avenue and Orange Show 
Road.  Estimated Cost = $75,000. 

Total Estimated Cost = $275,000 

Project Fair Share (14%) = $38,500 

iv) The above costs are based upon guidelines presented in the 
latest San Bernardino County Congestion Management 
Program (CMP) and they do not include costs for right-of-
way acquisition, utility relocation, landscaping, mobilization, 
or contingencies. 

v) The fair share contribution for each parcel, based upon 
proposed building size, shall be paid prior to any permit 
issuance for each parcel.  

vi) The total required fair share contribution is $144,250, 
which is divided between individual parcels as follows: 
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1) Parcel 1 = $1,875 

2) Parcel 2 = $4,785 

3) Parcel 3 = $7,989 

4) Parcel 4 = $24,789 

5) Parcel 5 = $60,598 

6) Parcel 6 = $34,602 

7) Parcel 8 = $9,612 
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APPENDIX C 
2007 EIR ADDENDUM NO. 1 MITIGATION MEASURES 
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2007 SBACSP EIR Addendum No. 1 – Summary of Mitigation Measures 
 
AE-1 Prior to the issuance of any building permits, all development plans (e.g., 

site plans, tract maps, etc.) within the Southgate Warehouse Project area 
will be submitted to the San Bernardino International Airport for review and 
approval relative to building heights and potential lighting impacts. Building 
heights shall conform to the Specific Plan and/or Airport Land Use 
Handbook requirements, whichever is more restrictive. This measure shall 
be implemented to the satisfaction of the City Public Works Director. 

 
BR-1 Prior to the issuance of grading permits for the Southgate Warehouse 

Project (SWP) site, the developer shall obtain either a Federal Endangered 
Species Act (FESA) Section 10(a) permit or ESA Section 7 Consultation with 
the U.S. Fish and Wildlife Service for potential impacts to San Bernardino 
kangaroo rat (SBKR) or Santa Ana River wooly star (SARWS). The project 
site is isolated and disturbed, so appropriate offsite SBKR and SARWS 
habitat shall be secured at a minimum 2:1 ration based on surveys prior to 
grading. This measure shall be implemented to the satisfaction of the City 
Planning Director. 

 
BR-2 Loss of Riversidean alluvial fan sage scrub (RAFSS) habitat on the 

Southgate, Koo, Hubbs, and DFAS properties shall be mitigated by means 
of purchasing suitable RAFSS habitat offsite or in a mitigation bank at a 
minimum 1:1 ratio. This may apply to San Bernardino kangaroo rat (SBKR) 
as well. This measure shall be implemented to the satisfaction of the City 
Planning Director. 

 
BR-3 Prior to issuance of grading permits on the Southgate Warehouse Project 

site, the applicant shall consult with the Regional Water Quality Control 
Board, U.S. Army Corps of Engineers, and California Department of Fish 
and Game, as appropriate, to obtain permits or approvals related to the 
Federal Clean Water Act and State Fish and Game codes, as applicable, 
and which may include appropriate mitigation at a minimum 2:1 
replacement. This measure shall be implemented to the satisfaction of the 
City Planning Director. 

 
BR-4 Prior to issuance of grading permits for the Southgate Warehouse Project 

property, a qualified biologist shall certify that the proposed layout of 
buildings and improvements on the project site are compatible with and do 
not restrict implementation of the Conservation Management Area (CMA) 
and Open Space Management Area (OSMA) plans in the immediate area. 
This conclusion shall be based on the results of current surveys for San 
Bernardino kangaroo rat (SBKR) and Santa Ana River woollystar (SARWS). 
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This measure shall be implemented to the satisfaction of the City Planning 
Director. 

 
LU-1 Prior to issuance of any building permits, the developer shall demonstrate 

that the entire specific plan development is within a buildout limit of 11.6 
million square feet. This measure shall be implemented to the satisfaction of 
the City Planning Director. 

 
TR-1 The project proponent shall contribute toward the cost of necessary study 

area improvements on a fair-share basis, as further detailed in the two traffic 
studies prepared by Katz, Okitsu and Associates (KOA 2006a and 2006b) 
and the Katz, Okitsu and Associates Memo to Robert Eisenbeisz dated 
August 11, 2006. Fair-share contributions shall be paid with sufficient time to 
allow for improvements to be implemented in advance of the time needed to 
mitigate impacts. Payment schedule of fair-share costs will be determined by 
the City Public Works Director prior to issuance of building permits (this is an 
expansion of Mitigation Measure 7-1 from the 1995 EIR). 

 
 Note that funding from various sources (Federal, SANBAG, and Measure I) 

has been secured and allotted for roadway improvements in and around the 
SBACSP area, including specific improvements identified in the two traffic 
studies prepared by Katz, Okitsu and Associates. Therefore, the 
developer(s) may be exempt from certain fair-share improvements if those 
improvements have already been financed through the aforementioned 
sources. It shall be the responsibility of the developer to either pay their fair 
share or provide verification that the affected roadway improvements have 
been financed through outside sources and that the improvements are 
scheduled for implementation, prior to issuance of building permits. This 
measure shall be implemented to the satisfaction of the City Public Works 
Director. 
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APPENDIX D 
1995 EIR MITIGATION MEASURES 

 
 
 
 
 
 
 




























































































