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PROJECT DESCRIPTION
The Village Specific Plan Planning Area includes 651± acres north and south of the State Highway 18 corridor in
the east central portion of the Town of Apple Valley (Exhibits 1 through 3). It includes the historic Village corridor
and surrounding lands. The historic Village corridor generally extends along Highway 18 between Navajo and
Central Roads; it was once the Town’s primary commercial center and is developed with locally owned retail,
service, and restaurant establishments. Surrounding lands include service commercial and residential development
and community facilities.
The Village Specific Plan (proposed Project) guides the long-term development and redevelopment of the Planning
Area. It revises the current land use plan by establishing five (5) planning districts, each with its own land uses,
development standards, and guidelines that are tailored to the district’s existing uses, development potential, and
community vision. The Specific Plan is intended to enhance the Village’s identity as a downtown shopping and
dining destination, guide future development of vacant parcels and redevelopment of underutilized parcels, and
protect and expand residential neighborhoods with guidelines that scale down development at the periphery of the
Village. It expands the mix of land uses to serve local and sub-regional markets while also preserving small-scale
and locally owned businesses. It coordinates various aspects of infrastructure planning, infill development, and lot
consolidation, where appropriate. Its transportation concept improves the functioning of Highway 18 in the Planning
Area by minimizing traffic conflicts, integrating multimodal features, and improving access to provide an efficient
and safe circulation system. Its vision and development standards and guidelines are consistent with General Plan
goals and policies.
Table 1 summarizes changes to the Planning Area resulting from Specific Plan buildout. As shown, buildout of the
Specific Plan would result in a total of 971 dwelling units and 7,890,903 square feet of commercial, service, office,
and public facility development.
Table 1
Summary of Specific Plan Buildout
Commercial/Service/
Residential Office/Public Facility
(dwelling units)
(square feet)
Existing
289
1,823,380
Potential new facilitated by Specific Plan
682
6,067,523
Total at Specific Plan Buildout
971
7,890,903
1

Population1
850
2,005
2,855

Based on 2.94 persons per household, California Department of Finance Table E-5, January 1, 2021.

Districts
For planning purposes, the Specific Plan divides the Planning Area into five (5) districts, described below and
shown in Exhibit 4. Table 3 describes proposed land uses and buildout estimates by district. Buildout estimates
assume that underutilized acreage will be redeveloped to maximize its development potential.
District 1: Village Core
District 1 is the heart of downtown and plays a significant role in establishing the Village identity. This
centralized District is anchored by Highway 18 and totals 183.55 acres, of which 59.64 acres are developed,
16.33 acres are underutilized, and 107.58 acres are vacant and developable. District 1 is envisioned as the
primary commercial and entertainment district, with development primarily oriented towards Highway 18 to
support the corridor’s function as a downtown “main street.” The development of District 1 is intended to create
Town of Apple Valley
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a vibrant pedestrian environment through outdoor dining, interesting store displays, architectural detailing,
public art, gathering spaces, and other pedestrian-oriented features. The flexibility of development standards in
this District also promotes both vertical and horizontal mixed-use developments within walking distance of the
downtown.
District 2: Village Services South
Located south of District 1, District 2 is the largest of the five districts totaling 210.98 acres, of which 95.78
acres are developed, 23.78 acres are underutilized, and 91.42 acres are vacant and developable. This District is
one of two commercial service districts in the Planning Area that supports a mix of commercial retail, office/
professional, and commercial services. Compared to the northern commercial service district (District 3),
District 2 is further removed from residential uses which increases opportunities for quasi-industrial uses that
may require a large production area or storage yards. District 2 also includes Powhattan Road which is intended
to serve as a secondary thoroughfare to Highway 18 and will be improved with landscaping and pedestrian
infrastructure that provides safe connection to District1from southern businesses and residential areas.
District 3: Village Services North
District 3 is the second commercial service district and encompasses 88.24 acres north of District 1, of which
28.87 acres are developed, 11.06 acres are underutilized, and 48.31 acres are vacant and developable. Similar
to District 2, this District supports a mix of retail, office/professional and commercial services with immediate
access to the Village core. However, this District is bounded on the north and west by single family residential
neighborhoods that may be sensitive to certain types of non-residential land uses due to noise, odor, and visual
impacts. Development of this District will demonstrate how to properly transition non-residential uses to
residential uses through thoughtful design and development standards.
District 4: Residential and Recreation
District 4 is in the southwest corner of the Planning Area totaling 50.28 acres, of which 40.10 acres are
developed, 7.20 acres are underutilized, and 2.98 acres are vacant and developable. Development of this District
demonstrates how to enhance the connections between existing residential uses and public parks and other
services. This District also provides examples of redevelopment opportunities that increase residential densities
through lot consolidation, and bring residents closer to jobs and shopping opportunities in District 1 and District
2.
District 5: Residential
District 5 totals 23.28 acres and is the only District that is entirely vacant. Uses surrounding this District include
single family residential to the north, vacant lands to the east, and District 3 to the south and west. This District
is intended for higher density residential and supporting public services, such as parks and schools. In
consideration of surrounding uses, District 5 development standards are designed to create a buffer between
low density residential to non-residential uses by smoothly transition from lower densities to the north to higher
densities to the south and east. Types of residential uses envisioned for this District includes townhomes,
condominiums, and low-rise apartments.
Circulation Improvements
The Specific Plan proposes the following circulation improvement concepts (Exhibit 5).
Highway 18 (Central Road to Navajo Road)
The Highway 18 corridor between Central and Navajo Roads currently consists of a 4-lane highway with two
(2) two-way frontage roads that separate high-speed through traffic from local traffic accessing commercial
sites. Multimodal facilities (sidewalks, ramps, bike lanes, pedestrian amenities) are incomplete or absent. This
configuration has resulted in inefficient intersection movements, access challenges, and safety concerns. The
Specific Plan circulation concept reconfigures the frontage roads to single-directional single-lane roadways and
Town of Apple Valley
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provides angled parking along most of the highway frontage. Two new intersections are proposed, at Yucca
Loma and Highway 18, and at Headquarters/Hitt Road and Highway 18. The circulation concept includes two
options: it either results in roundabouts at the intersections of Highway 18 and Central Road, Hitt
Road/Headquarters Drive, Quinnault Road, Pawnee Road, and Navajo Road; or the continuation of signalized
intersections at these locations, with improved crosswalks and access, to the extent possible. It provides a
complete sidewalk network and buffered bike lanes. Where Quinnault Road is offset at Highway 18, a dogleg
option is proposed on the north side of the Highway.
Realignment of Yucca Loma Road and Navajo Road
The existing intersection of Yucca Loma and Navajo Roads is immediately south of the signalized intersection
of Navajo Road and Highway 18, which can lead to confusing and dangerous turning maneuvers. Under the
proposed Specific Plan concept, Yucca Loma intersects with Highway 18 at a new intersection (whether
roundabout or signalized) west of Navajo Road, and terminates at Navajo Road north of Highway 18. Between
Navajo Road and Algonquin Road, land currently required for Yucca Loma will be available for development,
and for a multi-use trail which will connect to the existing multi-use trail to the west of the Planning Area.
Complete Street Improvements
The Specific Plan also promotes the concept of “complete streets” throughout the Planning Area, by designating
a hierarchy of non-vehicular improvements, ranging from off-street bike lanes to sidewalks and public spaces.
The vision of the Specific Plan is to allow all types of movement through the area, not only the current vehiclefocused transportation system currently in place, by assuring the completion of sidewalks, trails and alleys that
allow safe non-vehicular access for pedestrians, bikes and other alternative transportation.
General Plan Amendment
Specific Plan approval will require a General Plan Amendment (GPA). Current General Plan land use designations
in the Planning Area include General Commercial (C-G), Service Commercial (C-S), Mobile Home Park (MHP),
Medium Density Residential (R-M), Estate Residential (R-E), Public Facilities (P-F), and Open Space (O-S). The
proposed GPA will change all General Plan designations in the Planning Area to “Village Specific Plan.”
Zoning Change
Specific Plan approval will require a Zone Change. Table 2 summarizes existing land uses by current zoning
designation. Current zoning designations include General Commercial (C-G), Service Commercial (C-S), Village
Commercial (C-V), Mobile Home Park (MHP 5-15 du/ac), Multi-Family Residential (R-M 4-20 du/ac), Estate
Residential (R-E 1 du/1 to 2.5 gross ac), Public Facilities (P-F), and Open Space-Recreation (OS-R). The Zone
Change will change current zoning designations in the Planning Area to Districts 1 through 5 (described above and
shown in Exhibit 4).
Current Conditions
Highway 18 connects the Village with Victorville and Interstate-15 on the west and Lucerne Valley, the Big Bear
area, and the Morongo Basin on the east. In the Specific Plan area, Highway 18 (Happy Trails Highway) consists
of a 4-lane divided arterial with two 2-way frontage roads known as Outer Highway 18- North and Outer Highway
18-South. The frontage roads separate high-speed through traffic from local traffic accessing businesses and other
land uses, but they create complex intersections and long intersection crossing distances that present safety and
maneuverability challenges for vehicles, pedestrians, and bicyclists. The Specific Plan area is served by transit but
lacks complete, connected sidewalks and other multimodal facilities.
The Highway 18 frontage is one of the Town’s principal commercial corridors. Commercial land uses include
restaurant, retail, and service establishments, such as gas stations, furniture and antique stores, auto parts stores,
pharmacies, banks, and dental and real estate practices. Commercial development is more extensive on the north
Town of Apple Valley
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side of the highway than the south side, in part due to deeper lot configurations. Buildings are generally singlestory, free-standing units built in the post-World War II era. Most parcels have their own driveway and parking lot,
although newer fast food and inline retail development with large, shared parking lots are in the western Planning
Area. Some buildings are vacant or appear to have been abandoned. The Apple Valley Mobile Home Lodge is on
the south side of Highway 18, east of Hitt Road.
The area north of the Highway 18 commercial core is partially developed. Pioneer Road includes light industrial
warehouses, wood shops, and self-storage units, as well as the Pioneer Mobile Home Park and Casa Colina, a longterm residential treatment facility. The south side of Arapahoe Avenue is developed with multi-family and a few
single-family dwelling units. The vicinity of Central Road and Headquarters Drive is developed with newer public
and quasi-public facilities, including the Mojave Water Agency, Fire Station No. 1, and B.E.S.T Opportunities, Inc.
which provides support services for individuals with developmental disabilities.
South of the Highway 18 commercial core is a mix of service commercial, residential, and community facilities.
Service commercial warehouse-style buildings contain tool and machinery workshops, auto salvage, and vehicle
storage yards. Residential development includes multi-family and a few single-family dwelling units along Navajo
and Powhatan Roads. Apple Valley Ranchos Mobile Home Park is on Ottawa Road, and the Apple Valley Mobile
Home Lodge extends south of Highway 18. Community facilities include a large municipal park, community center,
gymnasium, animal shelter, post office, and the Town’s corporate yard and Household Hazardous Waste facility.
Liberty Utilities offices and vehicle yard are in the southwest corner of the Planning Area.
The Specific Plan area includes 274± acres of vacant land. Vacant parcels are scattered throughout, with the largest
parcels generally north of Highway 18 and east of Valley Drive.
Project Location and Limits
The Planning Area is in the east central portion of the Town of Apple Valley in San Bernardino County, in portions
of Sections 21, 22, 23, 26, 27, and 28, Township 5 North, Range 3 West, SBB&M (see USGS Apple Valley North
and Apple Valley South 7.5-minute quadrangle maps). It extends north and south along a 1.5± mile segment of
State Highway 18 and is generally bounded by Arapahoe and Esaws Avenues on the north, Ottawa Road on the
south, Central Road on the east, and the realigned Yucca Loma and Navajo Road on the west. It includes additional
contiguous parcels on the east and west. Location maps are provided on Exhibits 1, 2, and 3.
Surrounding Land Uses
West:
North:
South:
East:

single- and multi-family residential and commercial development, State Highway 18
single- and multi-family residential development, undeveloped parcels
single- and multi-family residential development, mobile home park, church, undeveloped parcels
single-family development, undeveloped parcels, State Highway 18

Town of Apple Valley
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Table 2
Existing Land Uses by Zoning Designation
Zoning Designation
Residential
Mobile Home Park (MHP, 5-15 du/ac)
Multi-Family Residential (R-M, 2-20 du/ac)
Estate Residential (R-E, 1 du/1 to 2.5 gross ac)
Residential Subtotal:
Commercial
General Commercial (C-G) (max. FAR 0.5)
Service Commercial (C-S) (max. FAR 0.5)
Village Commercial (C-V) (max. FAR 0.5)
Commercial Subtotal:
Public Facility
Public Facilities (P-F) (max. FAR 0.5)
Public Facility Subtotal:
Open Space
Open Space - Recreation (OS-R)
Open Space Subtotal:
Land Use Total Acreage:
Street Right-of-Way Total Acreage:
TOTAL:

Developed
Acres
17.5
25.2
1.0
43.7

Vacant
Acres
0.0
25.0
0.0
25.0

Total
Acres
17.5
50.2
1.0
68.7

Existing
Dwelling
Units1

Potential
Dwelling
Units3

Total
Dwelling
Units

0
500
0
500
Potential
Sq. Ft.4
2,511,447
2,577,776
324,363
5,413,585

Total
Sq. Ft.
2,752,428
3,553,352
745,480
7,051,259

29.1
107.0
55.1
191.2

115.3
118.4
14.9
248.6

144.4
225.3
70.0
439.7

173
115
1
289
Existing
Sq. Ft.2
240,981
975,576
421,117
1,637,674

173
615
1
789

29.1
29.1

0.0
0.0

29.1
29.1

185,706
185,706

0
0

185,706
185,706

18.8
18.8
282.8
94.8
377.6

0.0
0.0
273.6
0.0
273.6

18.8
18.8
556.3
94.8
651.2

-----

-----

-----

1

estimate based on Google Earth
estimate based on Microsoft Maps US Building Footprints dataset
3
future residential development potential assumes maximum density of 20 DU/AC (vacant acres x 20 du).
4
future commercial development potential assumes maximum allowed Floor Area Ratio (FAR) of 0.5 (vacant acres x 43,560 sf x 50%).
Source: Apple Valley Zoning Code GIS database
2
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Table 3
Proposed Land Uses by Specific Plan District
Acres
Developed Acres
Vacant
Develo UnderTotal
ped
Utilized4 Developed Acres

Total
Acres

Residential
(dwelling units)
UnderExisting
utilized
Vacant
Units
Potential1 Potential2

Total
Units at
Buildout4

Commercial/Service/Office/Public Facility
(square feet)
UnderTotal
Existing
utilized
Vacant
sq. ft. at
sq. ft.
Potential1
Potential3
Buildout4

District
District 1:
59.64
16.33
75.97 107.58 183.55
63
42
180
259
543,437
310,038 2,147,072 2,907,393
Village Core
District 2:
Village
95.78
23.78
119.56
91.42 210.98
89
0
0
1
1,029,533
517,961 1,991,144 3,455,669
Services North
District 3:
Village
28.87
11.06
39.93
48.31
88.24
41
0
0
0
181,088
240,822 1,052,200 1,458,519
Services South
District 4:
Residential
40.10
7.20
47.30
2.98
50.28
96
144
60
246
69,322
0
0
69,322
& Recreation
District 5:
0
0
0
23.28
23.28
0
0
465
465
0
0
0
0
Residential
Land Use
224.40
58.36
282.76 273.57 556.33
----------------Total Acres:
Street ROW
94.82
0
94.82
0
94.82
----------------Total Acres:
Grand Total: 319.22
58.36
377.58 273.57 651.16
289
186
705
971
1,823,380 1,068,821 5,190,416 7,890,903
Estimates based on a number of sources, including Google Earth, ESRI, San Bernardino County Assessor, and Town housing data.
Potential uses for vacant and/or underutilized acres assumes District 1 is mixed use residential and commercial/service uses (see footnote 1), Districts 2 and 3 are all
commercial/service uses, and Districts 4 and 5 are residential uses.
1
For District 1, assumes the west end signature project (Franklin, 5 parcels, approx. 8.38 acres categorized as “underutilized”) will develop 25% residential (2.095 acres)
and 75% commercial (6.285 acres), the east end signature project (60 acres, all vacant land) will develop 15% residential (9 acres) and 85% commercial (51 acres), and
remaining underutilized acreage will develop as commercial. Combined, the west and east end signature projects are 11.09 acres residential and 57.29 acres commercial.
2
Future residential development potential assumes maximum density of 20 DU/AC.
3
Commercial development potential assumes existing development has occurred at maximum allowed Floor Area Ratio (FAR) of 0.5 (acres x 43,560 sf x 50%).
4
Underutilized acres currently have either commercial/retail/service square feet or residential units on site. Redevelopment of underutilized sites assumes all existing square
feet or units would be removed from that site. For scenarios where underutilized acres are redeveloped, the total square feet or residential units is the sum of existing +
underutilized + vacant – existing underutilized square feet or units.
5
Existing mobile home parks are planned to be redeveloped as either commercial space or multi-family units. No new MHP are proposed.
6
District 4 Residential. 2.51 acres of underutilized lands contain 15 dwelling units, and 7.76 acres of developed lands contain 42 dwelling units. 15 units were manually
removed from the "Total Units w/ Underut. Redeveloped" column.
Town of Apple Valley
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EVALUATION OF ENVIRONMENTAL IMPACTS:
ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:
The environmental factors checked below would be potentially affected by this project, involving at least one
impact that is a "Potentially Significant Impact" as indicated by the checklist on the following pages.
Top of Form

Agriculture and
Forestry Resources

Air Quality

Cultural Resources

Energy

Geology /Soils

Greenhouse Gas
Emissions

Hazards & Hazardous
Materials

Hydrology / Water
Quality

Land Use / Planning

Mineral Resources

Noise

Population / Housing

Public Services

Recreation

Transportation

Tribal Cultural Resources

Utilities / Service
Systems

Wildfires

Mandatory Findings of
Significance

Aesthetics
Biological Resources

Town of Apple Valley
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Town of
Apple Valley

DETERMINATION: (To be completed by the Lead Agency)
On the basis of this initial evaluation:

□
□
�

□
□

I find that the proposed project COULD NOT have a significant effect on the environment, and a
:N'EGATIVE DECLARATION will be prepared.
I find that although the proposed project could have a significant effect on the environment, there
will not be a significant effect in this case because revisions in the project have been made by or
a!rreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared.
I find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.
I find that the proposed project MAY have a "potentially significant impact" or "potentially
significant unless mitigated" impact on the environment, but at least one effect 1) has been
adequately analyzed in an earlier document pursuant to applicable legal standards, and 2) has been
addressed by mitigation measures based on the earlier analysis as described on attached sheets. An
ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that
remain to be addressed.
I find that although the proposed project could have a significant effect on the environment, because
all potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE
DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant
to that earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that
are imposed upon the proposed project, nothing further is required.

Signature: I)
Town of

Town of Apple Valley

ning Manager

Date:
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1. AESTHETICS – Except as provided in Public
Resource Code Section 21099, would the project:

Potentially
Significant
Impact

Less Than
Significant
with Mitigation
Incorporation

Less Than
Significant
Impact

No
Impact

a) Have a substantial adverse effect on a scenic
vista?
b) Substantially damage scenic resources, including,
but not limited to, trees, rock outcroppings, and
historic buildings within a state scenic highway?
c) In non-urbanized areas, substantially degrade
the existing visual character or quality of public
views of the site and its surroundings? (Public
views are those that are experienced from publicly
accessible vantage point). If the project is in an
urbanized area, would the project conflict with
applicable zoning and other regulations governing
scenic quality?
d) Create a new source of substantial light or glare,
which would adversely affect day or nighttime
views in the area?
Sources: Apple Valley General Plan 2009; Apple Valley Development Code, as amended; California State Scenic Highway
System Map and List, Caltrans.

Background
The topography of Apple Valley is characterized by a gently sloping desert floor with mountains, peaks, hillsides,
and knolls primarily to the north, south, and east. The most scenic vistas are of the Ord Mountains to the south, the
summit of Bell Mountain (3,852 feet above sea level) to the north, and the summit of Fairview Mountain (4,288
feet above sea level) to the northeast. Mountainous areas are comprised of a variety of rock formations and a
diversity of vegetation that contribute to the scenic value of the region. In some areas, the Mojave River is
surrounded by mountains, hillsides, and riparian areas that are considered scenic resources.
a)

Less Than Significant Impact with Mitigation. The Specific Plan Planning Area is more than two miles
from the nearest mountains and four miles from the Mojave River and, therefore, scenic vistas are at a
distance. The proposed Specific Plan will include new and revised land use designations and design
guidelines addressing landscaping, architecture, circulation, and other elements of the built environment.
Development in accordance with the Specific Plan could potentially impact scenic views in some locations.
The EIR will evaluate the potential impacts of the proposed Project on scenic vistas. Mitigation measures
may be necessary, as determined in the EIR analysis.

b)

No Impact. State Highway 18 in the Specific Plan Planning Area is not designated as a state scenic
highway, and there are no notable rock outcroppings, trees, or other scenic resources in the Planning Area.
Therefore, no impact will occur, and no further discussion of this issue is required in the EIR.

c)

Less Than Significant Impact. The Project Planning Area is largely urbanized but includes some large
undeveloped parcels. The Specific Plan will include development standards and guidelines pertaining to
visual and scenic resources that are specifically tailored to development in the Planning Area, and they will
vary from those in the Development Code. However, they will be consistent with the Town’s vision for
protecting and enhancing visual resources, as set forth in the Apple Valley General Plan, and are expected
to have a net positive impact on the visual quality of the Planning Area. The potential effects of the Specific
Plan will be further analyzed in the EIR.

Town of Apple Valley
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d)

Potentially Significant Impact. It is uncertain whether or to what extent the proposed Project may result
in substantial and potentially adverse impacts associated with light or glare. The potential effects of the
Specific Plan and the potential need for mitigation measures will be further analyzed in the EIR.
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2. AGRICULTURE AND FORESTRY
RESOURCES -- In determining whether impacts to
agricultural resources are significant environmental
effects, lead agencies may refer to the California
Agricultural Land Evaluation and Site Assessment
Model (1997) prepared by the California Dept. of
Conservation as an optional model to use in assessing
impacts on agriculture and farmland. Would the
project:
a) Convert Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance (Farmland), as
shown on the maps prepared pursuant to the Farmland
Mapping and Monitoring Program of the California
Resources Agency, to non-agricultural use?

Potentially
Significant
Impact

Less Than
Significant
with Mitigation
Incorporation

Less Than
Significant
Impact

No
Impact

b) Conflict with existing zoning for agricultural use, or
a Williamson Act contract?
c) Conflict with existing zoning for, or cause
rezoning of, forestland (as defined in Public
Resources Code Section 12220(g)),timberland (as
defined by Public Resources Code Section 4526), or
timberland zoned Timberland Production (as defined
by Government Code Section 51104(g))?
d) Result in the loss of forest land to non-forest use?
e) Involve other changes in the existing environment
which, due to their location or nature, could result in
conversion of Farmland to non-agricultural use or
forest land to non-forest use?
Sources: Apple Valley General Plan 2009; Apple Valley Development Code, as amended; California Department of
Conservation, Farmland Mapping & Monitoring Program, 2016.

Background
The Town of Apple Valley contains no forest lands. Land historically used for agricultural purposes has trended
toward animal keeping and equestrian activities. The Residential Agriculture (R-A, 1 du/2.5 gross acres) zoning
designation allows the continued operation of agricultural uses in areas previously zoned for agriculture by the
County in the Deep Creek area.
a-e)

No Impact. The Specific Plan Planning Area is largely urbanized but includes some undeveloped parcels.
There are no forest lands in the Planning Area. There are no farmlands as designated by the General Plan
Land Use Map and Zoning Map. There is no Prime Farmland, Unique Farmland, or Farmland of Statewide
Importance, as designated by the Farmland Mapping and Monitoring Program of the California Department
of Conservation. The Planning Area is not covered by a Williamson Act contract. The Specific Plan will
not affect forest lands or convert agricultural or forest lands to non-agricultural or non-forest uses.
Therefore, it will have no impact on agricultural or forest resources.
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3. AIR QUALITY – Where available, the
significance criteria established by the applicable
air quality management district or air pollution
control district may be relied upon to make the
following determinations. Would the project:

Potentially
Significant
Impact

Less Than
Significant
with Mitigation
Incorporation

Less Than
Significant
Impact

No
Impact

a) Conflict with or obstruct implementation of the
applicable air quality plan?
b) 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?
c) Expose sensitive receptors to substantial
pollutant concentrations?
d) Result in other emissions (such as those leading
to odors) adversely affecting a substantial number
of people?
Sources: MDAQMD Rule Book; Apple Valley General Plan 2009.

Background
The Town of Apple Valley is in the Mojave Desert Air Basin, for which air quality is regulated by the Mojave
Desert Air Quality Management District. The proposed Specific Plan will establish development standards and
guidelines that could result in building demolition and redevelopment, site grading, and new development that has
the potential to impact air quality, including the emissions of particulates (PM10), ozone precursors, and other criteria
pollutants.
a)

Less Than Significant Impact with Mitigation. The Town of Apple Valley is in the Mojave Desert Air
Basin (MDAB) and subject to the rules and regulations imposed by the Mojave Desert Air Quality
Management District (MDAQMD), including the MDAQMD Rule Book which describes the District’s
plan to achieve federal and State air quality standards set forth in federal and State Clean Air Acts. The
proposed Specific Plan will be consistent with the goals and policies of the Apple Valley General Plan.
Additionally, the proposed Specific Plan Planning Area can, with mitigation, be developed in such a manner
that does not conflict with or obstruct implementation of the MDAQMD Rule Book. Nonetheless, this
potential will be further analyzed in the forthcoming EIR.

b, c)

Potentially Significant Impact. An impact is considered potentially significant if concentrations of
emissions exceed the State or Federal Ambient Air Quality Standards. The two primary pollutants of
concern in the Mojave Desert Air Basin, including Apple Valley, are ozone (O3) and particulate matter
(PM10 and PM2.5).
Ozone (O3) is formed when byproducts of combustion react in the presence of ultraviolet sunlight. This
process occurs in the atmosphere where oxides of nitrogen combine with reactive organic gases, such as
hydrocarbons, in the presence of sunlight. Ozone is a pungent, colorless, toxic gas, and a common
component of photochemical smog. Although ozone is produced within the MDAB, ozone pollutants are
also transported by coastal air masses from the South Coast Air Basin, which contributes to occasionally
high ozone concentrations in the MDAB. The air basin has a history of exceeding regulatory ozone
standards.
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Particulate Matter (PM10 and PM2.5) consists of fine suspended particles of ten microns or smaller in
diameter, and is the byproduct of road dust, sand, diesel soot, windstorms, and the abrasion of tires and
brakes. The elderly, children, and adults with pre-existing respiratory or cardiovascular disease are most
susceptible to the effects of PM. Elevated PM10 and PM2.5 levels are also associated with an increase in
mortality rates, respiratory infections, occurrences and severity of asthma attacks, and hospital admissions.
The MDAB is designated as a non- attainment area for PM10, a non-attainment area for the state PM2.5
standard, and an attainment/unclassifiable area for the national PM2.5 standard.
At this time, it is not known whether or to what extent development and improvements facilitated by the
proposed Project will impact non-attainment criteria pollutants, or whether they will expose sensitive
receptors to substantial pollutant emissions. An air quality analysis should be prepared to further evaluate
the potential for significant levels of air pollutants related to the Specific Plan. Potential air quality impacts
will be assessed in an air quality analysis and further documented in the forthcoming EIR.

d)

Less Than Significant Impact with Mitigation. Development and improvements facilitated by the
proposed Project have the potential to result in short-term odors associated with operation of heavy
equipment during grading, excavation, and other construction activities. However, construction-related
odors would be temporary and quickly dispersed below detectable levels as distance from the construction
area increases. During operation, development facilitated by the proposed Specific Plan may include
restaurants and other uses that could emit odors. Impacts will be evaluated in the forthcoming EIR.
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4. BIOLOGICAL RESOURCES -- Would the project:

Potentially
Significant
Impact

Less Than
Significant
with Mitigation
Incorporation

Less Than
Significant
Impact

No
Impact

a) Have a substantial adverse effect, either directly or
through habitat modifications, on any species identified as
a candidate, sensitive, or special status species in local or
regional plans, policies, or regulations, or by the
California Department of Fish and Wildlife or U.S. Fish
and Wildlife Service?
b) Have a substantial adverse effect on any riparian
habitat or other sensitive natural community identified in
local or regional plans, policies, and regulations or by the
California Department of Fish and Wildlife or US Fish
and Wildlife Service?
c) Have a substantial adverse effect on state or federally
protected wetlands (including, but not limited to, marsh,
vernal pool, coastal, etc.) through direct removal, filling,
hydrological interruption, or other means?
d) Interfere substantially with the movement of any native
resident or migratory fish or wildlife species or with
established native resident or migratory wildlife corridors,
or impede the use of native wildlife nursery sites?
e) Conflict with any local policies or ordinances
protecting biological resources, such as a tree
preservation policy or ordinance?
f) Conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community Conservation
Plan, or other approved local, regional, or state habitat
conservation plan?
Sources: Apple Valley General Plan 2009; Notice of Preparation of Environmental Impact Report (EIR) for the Apple
Valley MSHCP/NCCP, Town of Apple Valley, April 2021.

Background
Apple Valley is in the southwestern portion of the Mojave Desert and supports a range of natural vegetation
communities and biological species, including endangered, threatened, and special status species. Development and
improvements facilitated by the Specific Plan could result in building demolition, site grading, and new
development that have the potential to impact biological resources in the Planning Area.
a)

Less Than Significant with Mitigation. Much of the Planning Area is developed and does not contain
habitat suitable for special status species. However, vacant parcels may offer nesting sites for birds
protected by the international Migratory Bird Treaty Act (MBTA) and/or habitat for other sensitive species.
The potential for development and other improvements facilitated by the Specific Plan to directly or
indirectly impact special status species, and the need for mitigation, will vary on a site-specific basis. With
the implementation of species-sensitive development schedules and/or conducting pre-construction species
surveys, as appropriate, future development facilitated by the Specific Plan is not expected to have a
substantial effect on sensitive plant or wildlife species, federally listed species, or state species of concern,
or their habitats. The proposed Project will not conflict with any local or regional plans, policies, or
regulations, including those of the California Department of Fish and Wildlife (CDFW) or U.S. Fish and
Wildlife Service (USFWS). Potential impacts to special status species will be evaluated further in the EIR.
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b)

Less Than Significant Impact. There is no known riparian habitat or other sensitive natural community
within the Planning Area. However, vacant land subject to runoff could potentially contain riparian habitat.
Future development of these lands, as facilitated by the Specific Plan, could potentially impact such
resources. Impacts to biological resources resulting from the proposed Project are expected to be less than
significant. Nonetheless, this potential will be further assessed in the EIR.

c)

Less Than Significant Impact. Potential U.S. Army Corps of Engineers (USACE) and California
Department of Fish and Wildlife (CDFW) jurisdictional waters and wetlands within the Town are typically
limited to drainages of the Mojave River and Bell Mountain Wash. The Specific Plan Planning Area does
not contain natural channel drainages or floodways such that future development facilitated by the Specific
Plan could result in removal, fill, or interruption of these resources. However, potential impacts should be
further evaluated in an EIR.

d)

Less Than Significant Impact. Much of the Specific Plan Planning Area is developed or surrounded by
development and not used or suitable for a wildlife corridor, and it is not located within or adjacent to a
known wildlife corridor. Undeveloped portions of the Planning Area, particularly larger parcels in the
northeast, may be utilized as migratory corridors for the movement of wildlife, particularly migratory bird
species protected under the MBTA, as discussed above in 4.a, above. However, wildlife movement between
these areas may be prevented by existing development and barriers, including roads. The forthcoming EIR
will further evaluate potential impacts and the need for mitigation.

e, f)

Less Than Significant Impact. The Apple Valley Multispecies Habitat Conservation Plan/Natural
Community Conservation Plan (MSHCP/NCCP) has been drafted, and a Notice of Preparation of an
Environmental Impact Report (EIR) was issued in April 2021. Upon approval, the MSHCP/NCCP will
guide the Town’s conservation efforts and streamline the environmental permitting process. The entire
Town, including the Specific Plan Planning Area, is within the boundaries of the MSHCP/NCCP.
The Town, including the Specific Plan Planning Area, is also within the boundaries of the West Mojave
Plan. The habitat conservation plan conserves and protects approximately one hundred (100) sensitive
species and the natural communities of which they are a part and streamlines the environmental permitting
process. Currently, the Plan applies only to federal land.
Future development and redevelopment facilitated by the proposed Project has the potential to adversely
impact sensitive habitat in the area. The EIR will determine whether and to what extent buildout of the
Specific Plan will conflict with applicable HCPs and Town policies protecting sensitive biological resources.
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5. CULTURAL RESOURCES -- Would the
project:

Potentially
Significant
Impact

Less Than
Significant
with Mitigation
Incorporation

Less Than
Significant
Impact

No
Impact

a) Cause a substantial adverse change in the
significance of a historical resource pursuant to §
15064.5?
b) Cause a substantial adverse change in the
significance of an archaeological resource pursuant
to § 15064.5?
c) Disturb any human remains, including those
interred outside of dedicated cemeteries?
Sources: Apple Valley General Plan 2009; Historical/Archaeological Resources Sensitivity Assessment, The Village
Specific Plan and EIR, Town of Apple Valley, California, CRM TECH, December 31, 2020.

Background
The prehistory of the Mojave Desert extends back to 8,000 B.C. or earlier, and present-day Apple Valley is located
near the boundary between the traditional territories of the Serrano and Vanyume peoples. Archaeological sites in
the region are typically related to subsistence activities and contain fragments of metates, scrapers, and projectile
points. The first permanent settlement in Apple Valley was a cattle ranch established in 1870. Sustained growth
began in the post-World War II era with marketing campaigns that sold thousands of residential and commercial
properties. The historic Village area, within the Specific Plan Planning Area, was one of the principal commercial
districts in Town.
a)

Less Than Significant Impact with Mitigation. A historical and archaeological resources assessment was
prepared for the Specific Plan Planning Area in 2020. It determined that the Specific Plan Planning Area
contains two (2) sites that have been recorded in the California Historical Resources Information System.
One has been demolished, and neither was determined to be eligible for the National Register of Historic
Places of California Register of Historic Resources. Three (3) sites in the Planning Area have been
designated as Historical Points of Interest by the Town. While potential impacts of the proposed Project on
historical resources should be mitigatable, this potential should be further analyzed in the Project EIR.

b)

Less Than Significant Impact with Mitigation. Prehistoric sites in the Victor Valley typically occupy
sheltered areas on or near hills, terraces, and ridges near reliable sources of water. Given the location of the
Specific Plan Planning Area on the desert floor and its distance from the Mojave River, it is not likely to
contain significant archaeological resources. No records of prehistoric or early historic resources in the
Planning Area were found at the South Central Coastal Information Center, the cultural resource records
repository for San Bernardino County. A search of the Sacred Lands File by the Native American Heritage
Commission found the presence of unspecified Native American cultural resources in the Specific Plan
vicinity; however, the nature and location of the resources were not disclosed. Future development in these
areas, as facilitated by the proposed Project, could have the potential to uncover archaeological resources.
Potential impacts will be analyzed and mitigation measures included in the EIR, as appropriate, to avoid or
reduce potential impacts to sensitive archaeological resources.

c)

Less Than Significant Impact with Mitigation. The Planning Area is not known to contain cemeteries or
other burial sites. However, the Planning Area contains undeveloped parcels, and the disturbance of soils
for future development and improvements facilitated by the Specific Plan could lead to the discovery of
human remains. The EIR will evaluate this potential and cite appropriate mitigation measures, including
compliance with State law.
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6. ENERGY -- Would the project:

Potentially
Significant
Impact

Less Than
Significant
with Mitigation
Incorporation

Less Than
Significant
Impact

No
Impact

a) Result in potentially significant environmental
impact due to wasteful, inefficient, or unnecessary
consumption of energy resources, during project
construction or operation?
b) Conflict with or obstruct a state or local plan for
renewable energy or energy efficiency?
Source: Apple Valley General Plan 2009; Apple Valley Climate Action Plan, 2019 Update.

Background
Primary energy sources include non-renewable fossil fuels (oil, coal and natural gas), nuclear, and renewable
sources such as wind, solar, geothermal, and hydropower. In addition to utility-provided electrical power, many
homes and businesses are installing rooftop solar and storage, and new construction and renovation is required to
conform to the State’s strict green building code, which further ensures that energy resources are used economically
and wisely. Both the regulatory environment and the economy have moved aggressively toward greater energy
efficiency and reliance on non-polluting renewable resources.
The Apple Valley Choice Energy (AVCE) program, implemented in 2017, allows Town residents to receive energy
with a higher renewable content than is currently provided by the franchised utility (Southern California Edison).
The minimum renewable energy content for AVCE customers is 35%, and an alternate selection of 50% renewable
energy content is available. The Town also promotes Net Energy Metering (NEM) for customers with rooftop solar
by offering a premium buy-back rate that is nearly double the SCE rate.
a)

Less Than Significant Impact. The Specific Plan Planning Area is within the service boundaries of
Southern California Edison (electric power) and Southwest Gas (natural gas) and is well-served by both
providers. The region also receives high rates of solar insolation which is optimal for on-site solar-generated
electricity. The proposed Project will incorporate and promote sustainable building design, including
energy efficient buildings and structures that could potentially accommodate solar electric systems, as well
as sustainable landscape design, synergistic land use planning, and multimodal circulation improvements
that reduce energy consumption. The forthcoming EIR should analyze anticipated energy consumption by
future development facilitated by the proposed Project and evaluate the effects of renewable systems where
proposed.

b)

No Impact. The Specific Plan encourages and facilitates greater energy efficiency and the use of renewable
energy resources. It will not obstruct implementation of a state or local plan for renewable energy or energy
efficiency. No impact will occur, and no further discussion of this issue is required in the EIR.
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7. GEOLOGY AND SOILS -- Would the project:

Potentially
Significant
Impact

Less Than
Significant
with Mitigation
Incorporation

Less Than
Significant
Impact

No
Impact

a) Directly or indirectly cause potential substantial
adverse effects, including the risk of loss, injury, or
death involving:
i) Rupture of a known earthquake fault, as
delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map issued by the
State Geologist for the area or based on other
substantial evidence of a known fault? Refer to
Division of Mines and Geology Special
Publication 42.
ii) Strong seismic ground shaking?
iii) Seismic-related ground failure, including
liquefaction?
iv) Landslides?
b) Result in substantial soil erosion or the loss of
topsoil?
c) Be located on a geologic unit or soil that is
unstable, or that would become unstable as a result
of the project, and potentially result in on- or offsite landslide, lateral spreading, subsidence,
liquefaction or collapse?
d) Be located on expansive soil, as defined in
Table 18-1-B of the Uniform Building Code
(1994), creating substantial direct or indirect risks
to life or property?
e) Have soils incapable of adequately supporting
the use of septic tanks or alternative wastewater
disposal systems where sewers are not available for
the disposal of wastewater?
f) Directly or indirectly destroy a unique
paleontological resource or site or unique geologic
feature?
Sources: Apple Valley General Plan 2009; Apple Valley Village Corridor Enhancement Plan Drainage Study, David Evans
and Associates, July 23, 2019; Apple Valley Local Hazard Mitigation Plan, 2017 Plan Update, Figures 4-5, 4-6.

Background
The geologic structure of Apple Valley consists of gently sloping alluvial fans bounded by mountains on the north,
east, and south. The wide floodplain of the Mojave River generally defines the western boundary. These features
have been shaped by large active fault systems, including the North Frontal, Helendale, and San Andreas faults and
fault zones. Some parts of the community are susceptible to seismically induced hazards, including liquefaction and
slope instability, and other geologic hazards such as wind erosion.
a) i.

No Impact. No Alquist-Priolo Earthquake Fault Zones are mapped in the Town of Apple Valley or the
Specific Plan Planning Area. Therefore, the Project will have no impact on risks associated with ground
rupture due to an earthquake on an underlying fault, and no further discussion of this issue is required in
the EIR.
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ii.

Less Than Significant Impact with Mitigation. The Town of Apple Valley is in a seismically active
region. The nearest faults are the Helendale (South Lockhart) and North Frontal (West) faults, which are
capable of generating moment magnitude 7.3 and 7.2 earthquakes, respectively. Numerous other faults in
the region, including the San Andreas (Whole Southern) and Lenwood-Lockhart-Old Woman Springs faults,
also have the potential to produce strong ground shaking in Apple Valley. The Specific Plan Planning Area
would be exposed to strong ground shaking during a major quake on nearby faults and could expose people
and structures to risks associated with strong seismic ground shaking. The forthcoming EIR should consider
site and building design and engineering that mitigates the ground shaking threat in the area.

iii. Less Than Significant Impact With Mitigation. Ground failure can take the form of liquefaction,
landsliding (see 7.a.iv, below), and lateral spreading (see 7.c, below). Seismically induced liquefaction is
possible where near-surface alluvial sediments become saturated from persistent seasonal precipitation or
excessive irrigation and are subjected to strong ground shaking. The Apple Valley General Plan (Exhibit
IV-2) shows the Specific Plan Planning Area is not susceptible to liquefaction. Nonetheless, development
facilitated by the Specific Plan could alter the exposure of people to risks associated with other forms of
ground failure. The forthcoming EIR should assess this risk and may require mitigation measures to reduce
risks to less than significant levels.
iv.

No Impact. The Apple Valley General Plan (Exhibit IV-2) indicates that the Specific Plan Planning Area
is not susceptible to landslide or slope instability. The Planning Area is relatively flat and slopes gently
with an average slope of 0.4% from southwest to northeast (“Apple Valley Village Corridor Enhancement
Plan Drainage Study,” David Evans and Associates, July 23, 2019). The nearest hillsides and slopes are
approximately two (2) miles to the west and east. Therefore, the proposed Project will not expose people
to landslide or slope instability risks. No impact will occur, and no further discussion is required in the EIR.

b)

Less Than Significant Impact with Mitigation. According to the General Plan, Apple Valley and the
Specific Planning Area are susceptible to wind erosion. Future development and improvements facilitated
by the Specific Plan will involve ground disturbance, which has the potential to increase soil erosion.
Contractors will be required to implement project-specific dust control management plans as part of the
grading permit process to minimize potential impacts caused by blowing dust and sand during construction.
At buildout, the Planning Area will include new structures, paved roads and parking areas, new landscaping,
and otherwise stabilized surfaces, which will help resist erosion. Potential impacts of the Specific Plan and
mitigation measures, where appropriate, will be set forth in the EIR.

c)

Less Than Significant Impact with Mitigation. The Specific Plan Planning Area is not susceptible to
liquefaction or landslide (see 7.iii and 7.iv, above). However, development and improvements facilitated
by the Project could increase other hazards associated with unstable soils. According to the General Plan,
subsidence studies determined that no ground subsidence has been detected in Apple Valley. Collapsible
soils typically occur when recently deposited soils, such as alluvial and aeolian sand and silt, are saturated
by flooding, irrigation, or a rise in the groundwater table. The risk of collapsible soils and settlement in the
Planning Area can depend on site-specific characteristics. These potential hazards should be evaluated on
a site-specific basis as part of geotechnical studies for future development. Mitigation can be accomplished
through a variety of design, engineering, and construction methods. Building and seismic code requirements
assure that the potential impact associated with unstable soils is reduced to less than significant levels
through thoughtful site planning, and conventional site preparation techniques such as over-excavation,
hydroconsolidation, and compaction. Potential risks should be further evaluated in the EIR.
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d)

Less Than Significant Impact with Mitigation. The Specific Plan Planning Area is underlain by young
alluvial deposits (General Plan Exhibits IV-1 and IV-1A) comprised of granular materials that typically
have a low expansion potential, although pockets of fine-grained expansive soils can occur. As a result, the
potential for expansive soils is generally low. Nonetheless, potential impacts of the Specific Plan and
specific mitigation measures, where appropriate, will be set forth in the EIR.

e)

Less Than Significant Impact. The sewer system is relatively new and does not cover the entire Planning
Area. Some parcels may be developed before sewer extensions are available and will require installation of
septic systems instead. The EIR will evaluate local soil characteristics and their suitability for supporting
septic tanks or other alternative wastewater disposal systems.

f)

No Impact. The Planning Area is located on the valley floor where soils to depth are largely comprised of
recently deposited aeolian and alluvial sediments that typically do not harbor paleontological resources.
The Planning Area is not located in proximity to either a wash outflow or bedrock that could harbor such
resources, and is not of lacustrine origin. Therefore, potentially sensitive paleontological resources are not
expected to occur on site and there will be no Project-related impact and no further discussion of this issue
in the EIR.
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8. GREENHOUSE GAS EMISSIONS -- Would
the project:

Potentially
Significant
Impact

Less Than
Significant
with Mitigation
Incorporation

Less Than
Significant
Impact

No
Impact

a) Generate greenhouse gas emissions, either
directly or indirectly, that may have a significant
impact on the environment?
b) Conflict with an applicable plan, policy or
regulation adopted for the purpose of reducing the
emissions of greenhouse gases?
Sources: Apple Valley General Plan 2009; Apple Valley Climate Action Plan, 2019 Update.

Background
Greenhouse gases (GHG), including carbon dioxide (CO2), methane (CH4), nitrous oxide (N2O), and fluorinated
gases (hydrofluorocarbons, perfluorocarbons and sulfur hexafluoride), are released into the atmosphere through
natural processes and human activities. They are called “greenhouse gases” due to their shared characteristic of
trapping heat, and they are believed to be responsible for global increases in surface temperatures observed in the
20th and 21st centuries. Sources of GHGs include burning of fossil fuels, emission of volatile gases including and
especially natural gas, and other chemical compounds.
The Apple Valley Climate Action Plan Update (2019) evaluates Town-wide GHG emissions, determines reduction
targets and forecasts, and establishes reduction measures for community development, municipal operations, and
new development.
a, b)

Potentially Significant Impact. Demolition and construction activities facilitated by the Specific Plan
will generate short-term GHG emissions during demolition, grading, excavation, new building
construction, and paving. Construction and operational activities of future development are expected to
generate carbon dioxide equivalents (CO2e). Construction-related GHG emissions will be temporary
and end once projects are completed, and they are not expected to interfere with meeting the objectives
of AB 32. Potential greenhouse gases generated from construction and Specific Plan related project
operations, including motor vehicle travel, will be quantified and mitigated, as necessary, in the
forthcoming EIR. Because of the scope of the Project, and the potential for substantial development in
the Planning Area, impacts associated with long term GHG emissions could be significant, and must
be quantified in the EIR
The EIR will also evaluate the Project’s consistency with the Apple Valley Climate Action Plan 2019
Update and other applicable policies and plans.
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9. HAZARDS AND HAZARDOUS MATERIALS -Would the project:

Potentially
Less Than
Significant
Significant
Impact
with Mitigation
Incorporation

Less Than
Significant
Impact

No
Impact

a) Create a significant hazard to the public or the
environment through the routine transport, use, or
disposal of hazardous materials?
b) 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?
c) Emit hazardous emissions or handle hazardous or
acutely hazardous materials, substances, or waste
within one-quarter mile of an existing or proposed
school?
d) 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?
e) 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 or excessive noise for
people residing or working in the project area?
f) Impair implementation of or physically interfere with
an adopted emergency response plan or emergency
evacuation plan?
g) Expose people or structures, either directly or
indirectly, to a significant risk of loss, injury or death
involving wildland fires?
Sources: Apple Valley General Plan 2009; California Department of Toxic Substances Control “EnviroStor” Database; Fire
Hazard Severity Zones in State Responsibility Area (SRA) map, CAL FIRE, 2007; Very High Fire Hazard Severity Zones in
Local Responsibility Areas (LRA) map, CAL FIRE, 2008; Apple Valley Local Hazard Mitigation Plan, 2017 Plan Update.

Background
A hazardous material is any substance that, because of its quantity, concentration, or physical or chemical properties,
may pose a hazard to human health and the environment. Under Title 22 of the California Code of Regulations
(CCR), the term “hazardous substance” refers to both hazardous materials and hazardous wastes. They are classified
according to four properties: (1) ignitability; (2) corrosivity; (3) reactivity; and (4) toxicity. A hazardous material is
defined as a substance or combination of substances which may either (1) cause, or significantly contribute to an
increase in mortality or an increase in serious irreversible or incapacitating reversible illness; or (2) pose a
substantial present or potential hazard to human health or the environment when improperly treated, stored,
transported, disposed of or otherwise managed.
Existing development in the Project Planning Area includes large and small commercial enterprises, such as auto
storage and maintenance facilities, metal and wood workshops, gasoline service stations, restaurants, and other
potential generators of hazardous materials. Comparable development would be facilitated by the proposed Specific
Plan.
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a-b)

Less Than Significant Impact. Hazardous materials are transported through Apple Valley along Highway
18 and other designated truck routes and local roads in the Planning Area. Demolition and construction
activities facilitated by the Specific Plan will involve the use of heavy equipment which could require minor
maintenance and re-fueling on location and could lead to fuel and oil spills if not properly managed.
Contractors will be required to identify staging areas for storing materials and equipment and implement
best management practices to assure that impacts are minimized and that any minor spills are immediately
and properly remediated. The Specific Plan land use plan allows residential, commercial, and other
development that can be expected to use and store limited quantities and types of potentially hazardous
materials, such as cleaning chemicals, solvents, gasoline, and oils. However, heavy industrial facilities,
waste and landfill operations, and other generators and handlers of hazardous materials are not proposed in
the Planning Area. Individual developments may be required to conduct Phase I Initial Site Assessments to
evaluate site-specific conditions and/or implement appropriate avoidance, minimization, and mitigation
measures to address potential impacts. Given the types of land uses that would be developed in the Planning
Area and implementation of site-specific mitigation measures where necessary, the risks of accidental
release or upset are expected to be less than significant; however, potential impacts should be further
evaluated in the EIR.

c)

Less Than Significant Impact. The Smart Starts Academy preschool is located at 21482 Yucca Loma
Road on the westernmost parcel of the Planning Area. Two schools are within ¼ mile of the Planning Area:
1) Yucca Loma Elementary School on Yucca Loma Road approximately 250 feet west of the Planning

Area, and 2) Granite Hills High School on Esaws Avenue approximately ¼-mile east of the
Planning Area. However, as described in responses 9.a and 9.b. above, Project-related impacts associated
with hazardous materials in the Planning Area are expected to be less than significant. Nonetheless,
potential impacts should be further evaluated in the EIR.
d)

No Impact. According to the California Department of Toxic Substances Control EnviroStor Database, the
Planning Area does not contain any parcels included on a list of hazardous materials sites compiled pursuant
to Government Code Section 65962.5. Therefore, the proposed Specific Plan would not create a significant
hazard to the public or the environment. No impact is anticipated, and no further discussion of this issue
will be undertaken in the EIR.

e)

No Impact. The Planning Area is not located within an airport land use plan or within two (2) miles of a
private airstrip. The Planning Area is 4.5± miles from the nearest airport (Apple Valley Airport). Therefore,
the Specific Plan will not result in a safety hazard or excessive noise for people in the Planning Area. No
impact will occur, and no further discussion of this issue will be required in the EIR.

f)

Less Than Significant Impact. The Apple Valley Local Hazard Mitigation Plan (2017) is the Town’s plan
for reducing and/or eliminating natural disaster risks. It evaluates and prioritizes hazards associated with
flooding, wildfire, earthquake/geologic conditions, extreme heat, and climate change. The Town’s
Emergency Operations Plan (EOP) (2014) guides its response to large-scale emergencies and disasters.
The proposed Specific Plan Planning Area includes several critical facilities, as designated in the EOP,
including Fire Station #1, James A. Woody Community Center, the animal shelter, and Public Works
facility. The proposed Specific Plan will facilitate physical changes in the Planning Area, such as
development projects which may require temporary lane closures, detours, or re-routing. However,
Construction Traffic Control Plans may be prepared for Specific Plan projects, and emergency/secondary
access would be established and preserved during all construction activities. At Project buildout, improved
roadway capacity and access to properties may enhance access for emergency vehicles. The Project is
anticipated to be consistent with all aspects of the Local Hazard Mitigation Plan and Emergency Operations
Plan. Nonetheless, potential impacts will be further addressed in the EIR.
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g)

Less Than Significant Impact. The wildfire threat in Apple Valley is most significant in the Mojave
riverbed (4± miles from the Specific Plan Planning Area) and the southern foothills area known as the
Marianas (5± miles away). According to CAL FIRE Fire Hazard Severity Zone mapping, the Specific Plan
Planning Area is in a Local Responsibility Area (LRA). The westerly and southwesterly portions of the
Planning Area are designated “Urban Unzoned.” The easterly and northeasterly portions have a “Moderate”
wildfire designation. There are no “High” or “Very High” wildfire designations in or around the Planning
Area.
The Specific Plan will facilitate development and redevelopment in the Planning Area; however, it is not
expected to exacerbate wildfire risks because all structures and improvements will be required to adhere to
applicable fire codes and will be subject to review by the Fire Department. Impacts are expected to be less
than significant but will nonetheless be further analyzed in the EIR.

Town of Apple Valley

31

Village Specific Plan
Initial Study/Notice of Preparation/November 2021
10. HYDROLOGY AND WATER QUALITY -Would the project:

Potentially
Significant
Impact

Less Than
Significant
with Mitigation
Incorporation

Less Than
Significant
Impact

No
Impact

a) Violate any water quality standards or waste
discharge requirements or otherwise substantially
degrade surface or groundwater quality?
b) Substantially decrease groundwater supplies or
interfere substantially with groundwater recharge such
that the project may impede sustainable groundwater
management of the basin?
c) Substantially alter the existing drainage pattern of
the site or area, including through the alteration of the
course of a stream or river, or through the addition of
impervious surfaces, in a manner which would:
i) Result in substantial erosion or siltation on- or
off-site?
ii) Substantially increase the rate or amount of
surface runoff in a manner which would result in
flooding on- or offsite?
iii) 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?
iv) Impede or redirect flood flows?
d) In flood hazard, tsunami, or seiche zones, risk
release of pollutants due to project inundation?
e) Conflict with or obstruct implementation of a water
quality control plan or sustainable groundwater
management plan?
Source: Apple Valley General Plan 2009; Apple Valley Village Corridor Enhancement Plan Drainage Study, David Evans and
Associates, July 23, 2019; Flood Insurance Rate Maps No. 06071C5840H, 06071C5845H, 06071C6505J, and 06071C6510H,
Federal Emergency Management Agency; Apple Valley Emergency Operations Plan (Appendix 7), November 1, 2014.

Background
Drainage from many of the hills and mountains surrounding Apple Valley generally terminates in desert playas (dry
lakes), although drainages along the western side of the Town discharge into the Mojave River. Designated flood
zones are largely limited to the Mojave River, Desert Knolls Wash, and Apple Valley Dry Lake. Three types of
storm events have the potential to cause flooding in Apple Valley: winter storms, summer tropical storms, and local
thunderstorms. Several historic storms have resulted in flooding, mud flows, and erosion.
a)

Less Than Significant Impact. The proposed Specific Plan will facilitate future demolition and
construction, grading, paving, and other activities that disturb ground surfaces. Future development will
use existing drainage facilities and may require additional on-site improvements, including temporary
stormwater retention basins. Town and Regional Water Quality Control Board review will ensure that
construction and operational best management practices (BMPs) satisfy local, state, and federal standards.
In addition, the Town would require preparation of a Storm Water Pollution Prevention Plan (SWPPP) in
conformance with the National Pollutant Discharge Elimination System (NPDES) prior to the issuance of
grading permits. Where sewer lines are available, new construction will be required to connect to the sewer
system in compliance with applicable standards that minimize impacts to regional groundwater quality.
Where sewer is not available, septic system operation and maintenance will be required to comply with
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applicable regulations until such time as sewer connection becomes available. Impacts are expected to be
less than significant; however potential impacts should be further discussed in the forthcoming EIR.
b)

Less Than Significant Impact with Mitigation. Regional domestic water is supplied by groundwater. It
is uncertain at this time what the water demand from new development facilitated by the Specific Plan could
be. The forthcoming EIR should analyze existing water supply compared to demand at Project buildout.
The Specific Plan promotes drought-tolerant landscaping and water-efficient buildings, structures, and
appliances. New construction will be required to comply with Title 24 provisions, which will limit water
demand. Water consumed during construction should be minimal and temporary, while post-development
water demand could be greater than current demand. Buildout of the Planning Area in accordance with the
Specific Plan is not expected to substantially deplete local groundwater supplies or have a significant impact
on groundwater supplies or recharge. Nevertheless, the forthcoming EIR should further evaluate water
demand and opportunities for conservation, and may require mitigation measures to assure that impacts to
water supplies are less than significant.

c.i)

Less Than Significant Impact with Mitigation. The Specific Plan will facilitate development projects
that will result in grading, excavation, and other modifications to the ground surface, and have the potential
to result in erosion and/or siltation on- and off-site. However, the Town requires projects to implement
effective erosion control measures. Development in accordance with the proposed Project is not expected
to alter the existing drainage pattern in a manner that would cause substantial erosion or siltation on- or offsite. Nevertheless, the forthcoming EIR should evaluate this potential and provide mitigation measures, as
appropriate.

c.ii)

Less Than Significant Impact with Mitigation. Development and improvement projects facilitated by the
Specific Plan could increase the rate and/or amount of surface runoff in the Planning Area. The Specific
Plan also proposes changes to the existing drainage system. With the provision of on-site stormwater
retention and implementation of required Best Management Practices (BMPs), no significant or
substantially increased rate or amount of runoff is anticipated for individual projects. Nonetheless, the
management of stormwater runoff through the Planning Area must be further evaluated in the EIR.

c.iii)

Less Than Significant Impact with Mitigation. Implementation of the proposed Project will result in new
and/or modified development and improvements that could increase stormwater runoff; however, the Town
requires the retention of stormwater onsite. Changes in the regional storm water management system
proposed in the Specific Plan could result in increased runoff and must consider whether the capacity of
existing and planned stormwater drainage systems would provide substantial additional sources of polluted
runoff. The forthcoming EIR will further address issues of surface and groundwater pollution.

c.iv)

Less Than Significant Impact with Mitigation. Implementation of the proposed Project will result in
grading, excavation, construction, and other modifications to the ground surface, and changes in the
regional flood control system that could redirect flood flows. Although the Town requires stormwater
management plans that retain runoff onsite, effectively direct flood flows, and include other improvements,
the EIR must analyze whether proposed improvements will be sufficient to accommodate all flows through
and in the Planning Area. The EIR should further evaluate potential impacts and the need for mitigation
measures.

d)

Less Than Significant Impact. The Specific Plan Planning Area is designated Zone D on Federal
Emergency Management Agency (FEMA) Flood Insurance Rate Maps (FIRM). Zone D identifies areas of
potential but undetermined flood hazards, as no analysis of flood hazards has been conducted. Therefore,
the extent to which the Specific Plan Planning Area is at risk of flooding is unknown. There is no risk of
inundation resulting from dam failure as the Planning Area is outside of dam inundation areas. The Cedar
Springs and Mojave Dams in the San Bernardino National Forest southwest of Apple Valley have
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performed well during seismic events, and neither has experienced failure. Any potential release of
floodwaters from the dams is expected to be confined to the Mojave Riverbed (4± miles west of the Planning
Area). There is no risk of inundation resulting from seiche because no above-ground water reservoirs or
other large bodies of water are in or near the Planning Area. There is no risk of inundation from tsunami
because the Planning Area is inland and well outside of any tsunami zones.
The proposed Project will facilitate the development of new buildings and improvements that could use,
store, or otherwise be involved with potentially hazardous materials. These facilities would be required to
comply with applicable safety regulations and best practices to minimize the release of pollutants during
potential flood events. Adherence to development standards in the proposed Specific Plan and other
regulatory requirements would ensure that no significant impact regarding release of pollutants due to
inundation would occur. Nonetheless, potential impacts should be further analyzed in the EIR.
e)

No Impact. Future development and improvements according to the proposed Specific Plan will be
required to conform to applicable water quality regulations and Water Quality Management Plans. The
proposed Specific Plan will not conflict with or obstruct implementation of a water quality control plan or
sustainable groundwater management plan, no impact will occur, and no further discussion of this issue
will be required in the EIR.
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11. LAND USE AND PLANNING - Would
the project:

Potentially
Significant
Impact

Less Than
Significant
with Mitigation
Incorporation

Less Than
Significant
Impact

No
Impact

a) Physically divide an established community?
b) Cause a significant environmental impact due
to a conflict with any land use plan, policy, or
regulation adopted for the purpose of avoiding
or mitigating an environmental effect?
Sources: Apple Valley General Plan 2009; Apple Valley Development Code.

Background
Much of the urbanization in Apple Valley has occurred in the vicinity of Highway 18 and the Mojave River.
Outlying areas are undeveloped or characterized by low or very low density residential development and ranchos.
The area’s natural assets, including mountains, desert open space, and warm climate, have become progressively
important to the local economy and environment, and contribute to the region’s character and desirability.
a)

Less Than Significant Impact. Implementation of the proposed Project will not result in the physical
division of an established community. Instead, the Specific Plan will set forth a cohesive set of development
standards and guidelines that enhance established commercial areas and neighborhoods along and near the
Highway 18 corridor and facilitate a unified sense of place through architectural, landscaping, signage, and
lighting programs. The Specific Plan encourages the enhancement of the existing community through infill
development and development of compatible uses in the Planning Area. Impacts are expected to be less
than significant but should be further analyzed in the EIR.

b)

Potentially Significant Impact. The proposed Project generally maintains the basic land use distribution
envisioned in the General Plan but revises some acreages and development and redevelopment
opportunities. The Project will require a General Plan Amendment (GPA) to change all current General
Plan land use designations in the Planning Area to “Village Specific Plan.” It will also require a Zone
Change to change all current zoning designations in the Planning Area to proposed Districts 1 through 5.
The Project is designed to be compatible with surrounding existing and planned land uses. However,
conflicts between it and other land use plans and policies could cause environmental impacts, and therefore,
should be evaluated in the EIR.
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12. MINERAL RESOURCES -- Would the
project:

Potentially
Significant
Impact

Less Than
Significant
with Mitigation
Incorporation

Less Than
Significant
Impact

No
Impact

a) Result in the loss of availability of a known
mineral resource that would be of value to the
region and the residents of the state?
b) Result in the loss of availability of a locally
important mineral resource recovery site delineated
on a local general plan, specific plan or other land
use plan?
Sources: Apple Valley General Plan 2009.

Background
In Apple Valley, mineral resources are largely limited to aggregates, such as sand, gravel, and crushed stone. These
are major components of concrete, plaster, stucco, road base, and fill, which are essential to the construction
industry. There are important deposits of these materials that occur within the region that are being actively
developed.
a, b)

No Impact. The Planning Area is located within Mineral Resource Zone (MRZ) 3-a, defined as areas
containing known mineral deposits of undetermined significance. Further exploration work within these
areas could result in the reclassification of specific localities. However, the Planning Area does not contain
known mineral resources or mineral recovery sites and is not designated, zoned, or planned for such uses.
The proposed Specific Plan would result in no impacts to mineral resources. No further discussion of this
issue will be required in the EIR.
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13. NOISE -- Would the project result in:
Potentially
Significant
Impact

Less Than
Significant
with Mitigation
Incorporation

Less Than
Significant
Impact

No
Impact

a) Generation of a substantial temporary or
permanent increase in ambient noise levels in
the vicinity of the project in excess of standards
established in the local general plan or noise
ordinance, or applicable standards of other
agencies?
b) Generation of excessive groundborne
vibration or groundborne noise levels?
c) For a project located within the vicinity of a
private airstrip or 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 expose people
residing or working in the project area to
excessive noise levels?
Source: Apple Valley General Plan 2009; Apple Valley Development Code.

Background
Excessive and/or sustained noise can contribute to both temporary and permanent physical impairments, such as
hearing loss and increased fatigue, as well as stress, annoyance, anxiety, and other psychological reactions in
humans. The evaluation and mitigation of noise in a community is essential to protecting the health and welfare of
the public, and preserving the inherent value of recreation, open space, and conservation lands. It can also determine
the need for additional remedial measures that mitigate noise problems. Major noise sources in Apple Valley include
vehicular traffic on highways and arterials, as well as aircraft, trains, and industrial operations.
a)

Less Than Significant Impact with Mitigation. The primary source of noise in the Specific Plan Planning
Area is traffic on Highway 18 and other Planning Area roadways, which includes trucks and buses.
Commercial land uses, particularly warehouse and light industrial sites, can also generate high noise levels
from mechanical equipment, truck deliveries, loading and unloading, and trash compactors.
Buildout of the Planning Area in accordance with the proposed Project will result in site preparation,
demolition, grading, excavation, construction, paving, and related activities that will result in localized and
temporary increases in ambient noise levels and may impact sensitive receptors. The Town Development
Code Section 9.73.060.F recognizes that construction and demolition noise is difficult to control. It restricts
allowable hours to between 7:00 a.m. and 7:00 p.m. and establishes noise restriction guidance where
construction and demolition occur near residential areas. These restrictions, muffling of construction
equipment, and other measures will reduce, to some extent, construction noise impacts on surrounding land
uses. Impacts will be temporary and will end once construction is complete.
Long-term operation of projects facilitated by the proposed Project will result in permanent increases in
ambient noise levels in the Planning Area. However, proposed land uses are consistent with the existing
urban commercial and residential environment, and noise sources are expected to be similar to those already
occurring in the Planning Area. Noise sources are expected to include vehicle traffic, mechanical equipment
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such as heating, ventilation, and air conditioning (HVAC) units, loading and unloading operations, and
parking lot activity.
Future development projects may require site-specific noise monitoring and modeling for both construction
and post-construction periods conducted at locations surrounding the project site, including in proximity to
sensitive receptors. Impacts are expected to be less than significant with appropriate mitigation. The
forthcoming EIR will further evaluate potential noise impacts associated with Project implementation.
b)

Less Than Significant Impact with Mitigation. Development facilitated by the proposed Specific Plan is
not expected to result in permanent excessive groundborne vibration or noise. Short-term increases in this
type of vibration and noise would be limited to demolition and construction phases, including foundation
and pad removals, and the use of heavy grading, hauling, and compacting equipment. Impacts would be
short-term in nature and would occur during the less sensitive daytime hours. The Town Development Code
Section 9.73.060.G describes vibration restrictions. With adherence to these requirements and other
mitigation measures, as appropriate, Project-related impacts are expected to be less than significant. Impacts
will be further evaluated in the EIR.

c)

No Impact. The Planning Area is not located within an airport land use plan or two (2) miles of an airport.
The Apple Valley Airport is approximately 4.5± miles to the north. No impact would occur and no further
discussion of this issue is required in the EIR.
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14. POPULATION AND HOUSING –
Would the project:

Potentially
Significant
Impact

Less Than
Significant
with Mitigation
Incorporation

Less Than
Significant
Impact

No
Impact

a) Induce substantial unplanned population growth
in an area, either directly (for example, by
proposing new homes and businesses) or indirectly
(for example, through extension of roads or other
infrastructure)?
b) Displace substantial numbers of existing people
or housing, necessitating the construction of
replacement housing elsewhere?
Sources: Apple Valley General Plan 2009; U.S. Census, 2000 and 2010; Table E-5: City/County Population and Housing
Estimates, California Department of Finance, January 1, 2021; 2020-2045 Regional Transportation Plan/Sustainable
Communities Strategy, Demographics & Growth Forecast Technical Report, Southern California Association of Governments.

Background
According to the U.S. Census, the Apple Valley population was 54,239 in 2000 and 69,135 in 2010. The latest
(2021) population estimate provided by the California Department of Finance is 74,350. SCAG projects the Town’s
population will grow to 101,400 by 2045. Local housing products include a mix of single- and multi-family units
and mobile homes.

a)

Less Than Significant Impact. There are currently approximately 289 dwelling units and 850 residents in
the Specific Plan Planning Area.1 The proposed Specific Plan will facilitate new residential development
that will directly induce population growth and new commercial uses that will indirectly induce population
growth by bringing new employment opportunities to the area. The Planning Area is well-served by existing
roads and water infrastructure, although parcel-scale extensions and improvements will be required as
development occurs. The existing sewer system is available to much of the Planning Area, but future sewer
extensions will be required to serve the entire area. The EIR should further analyze potential Project-related
growth and compare it to anticipated and planned growth projections.

b)

Less Than Significant Impact. The proposed Project will facilitate redevelopment of underutilized parcels
that could result in demolition of existing housing, the loss of which would made up with new residential
development elsewhere in the Planning Area. The Project is not expected to displace substantial numbers
of existing people or housing or necessitate the construction of replacement housing elsewhere. However,
potential impacts should be further evaluated in the EIR.

1

Housing estimate based on Google Earth survey. Population estimate based on 2.94 persons per household, as provided
by Table E-5: City/County Population and Housing Estimates, California Department of Finance, January 1, 2021.
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15. PUBLIC SERVICES –

Potentially
Significant
Impact

Less Than
Significant
with Mitigation
Incorporation

Less Than
Significant
Impact

No
Impact

a) Would the project result in substantial adverse
physical impacts associated with the provision of
new or physically altered governmental facilities,
need for new or physically altered governmental
facilities, the construction of which could cause
significant environmental impacts, in order to
maintain acceptable service ratios, response times
or other performance objectives for any of the
public services:
Fire protection?
Police protection?
Schools?
Parks?
Other public facilities?
Source: Apple Valley General Plan 2009.

Background
Fire protection services are provided to the Town of Apple Valley by the Apple Valley Fire Protection District, and
police protection is provided on a service contract basis by the San Bernardino County Sheriff’s Department. Public
educational services are provided by the Apple Valley Unified School District (AVUSD).
a)

Less Than Significant.
Fire
The Apple Valley Fire Protection District (AVFPD) provides fire protection services to the Project Planning
Area. Fire Station #1 is located on Headquarters Drive in the northeastern Planning Area. Additional
structures and population facilitated by the Project will increase demand for fire services. Emergency and
secondary roadway access may be temporarily affected during construction. However, project-specific
construction traffic control plans implemented during construction will assure that impacts to mobility and
accessibility in the area will be less than significant. The Project includes a transportation concept for
Highway 18 and Yucca Loma/Navajo Roads that is expected to result in enhanced site access, shorter
response times, and improved traffic and pedestrian safety in the Planning Area. Potential impacts will be
further evaluated in the EIR.
Police
The San Bernardino County Sheriff’s Department provides police protection services to the Planning Area.
The nearest police station is at 14931 Dale Evans Parkway, approximately two (2) miles northwest of the
Planning Area. Buildout of the proposed Project will result in additional demand for police protection
services. Potential impacts will be further analyzed in the EIR.
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Schools
The Smart Starts Academy preschool is located at 21482 Yucca Loma Road on the westernmost parcel of
the Planning Area. Two schools are within ¼ mile of the Planning Area: 1) Yucca Loma Elementary School,
on Yucca Loma Road approximately 250 feet west of the Planning Area, and 2) Granite Hills High
School, on Esaws Avenue approximately ¼-mile east of the Planning Area.
Future population growth facilitated by Project buildout is expected to increase student enrollment.
However, the increase is not expected to result in significant impacts to educational services or require new
or physically altered facilities that could cause significant environmental impacts. New development will
be required to pay mandated school impact fees, which will reduce potential impacts. The impact to schools
will be evaluated in the EIR.
Parks
The James A. Woody Park is in the southwest Planning Area on Powhatan Road. Population growth
resulting from Project buildout will increase the demand for parks; however, the demand is not expected to
require new or physically altered facilities that could cause significant environmental impacts. New
residential development will be required to pay Quimby fees in accordance with Development Code Section
9.71.055, which will reduce potential impacts. Project-related impacts will be further analyzed in the EIR.
Other Public Facilities
Additional public facilities in the Planning Area include: James A. Woody Community Center on Navajo
Road; Michael H. Martin Gymnasium on Navajo Road; U.S. Post Office on Highway 18; Apple Valley
Municipal Animal Shelter on Powhatan Road; Apple Valley Corporate Yard on Nomwaket Road;
Household Hazardous Waste Facility on Nomwaket Road; and San Bernardino County Transitional
Assistance Department on Central Road. Project buildout will increase the population of the Planning Area
and may increase the demand for some services provided at these and other community facilities. However,
the demand is not expected to require new or physically altered facilities that could cause significant
environmental impacts. Potential impacts will be analyzed in the EIR.
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16. RECREATION –

Potentially
Significant
Impact

Less Than
Significant
with Mitigation
Incorporation

Less Than
Significant
Impact

No
Impact

a) Would the project increase the use of existing
neighborhood and regional parks or other
recreational facilities such that substantial physical
deterioration of the facility would occur or be
accelerated?
b) Does the project include recreational facilities or
require the construction or expansion of
recreational facilities, which might have an adverse
physical effect on the environment?
Source: Apple Valley General Plan 2009.

Background
The Town of Apple Valley offers a wide variety of recreational opportunities, including golf courses, bikeways,
and parkland. The Town is also near thousands of acres of national, state, and regional park and wilderness lands,
within which are miles of hiking, biking and equestrian trails.
a)

Less Than Significant Impact. Parks and recreational resources in the Planning Area and immediate
vicinity include James A. Woody Park and Community Center, Michael H. Martin Gymnasium, Yucca
Loma Park, bicycle lanes and paths, multi-use Lifeline Trails, and Bridle Easements/Trails for equestrian
use. Buildout of the proposed Specific Plan will increase the local population and use of these and other
parks and recreational facilities. However, the additional population is not expected to accelerate or result
in substantial physical deterioration of these facilities. New residential development will be required to pay
mandated Quimby fees to mitigate impacts. New residential developments may include private parks and/or
recreation facilities, such as swimming pools, gyms, or sports fields, the use of which could reduce the
demand for existing facilities. While Project-related impacts are expected to be less than significant, the
EIR will provide further analysis.

b)

Less Than Significant Impact. The Specific Plan does not identify standalone parks but provides
opportunities for future residential developments to incorporate parks and/or recreation facilities, such as
swimming pools, gyms, and community open spaces. Sports fields are allowed in Districts 4 and 5, which
are residential districts. Construction of such facilities would be subject to applicable building codes and
other regulations that would minimize any potential adverse physical effects on the environment. While
Project impacts to existing parks and open space amenities are expected to be less than significant, potential
impacts resulting from the proposed Project will be further analyzed in the EIR.
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17. TRANSPORTATION – Would the project:

Potentially
Significant
Impact

Less Than
Significant
with Mitigation
Incorporation

Less Than
Significant
Impact

No
Impact

a) Conflict with a program, plan, ordinance or policy
addressing the circulation system, including transit,
roadway, bicycle and pedestrian facilities?
b) Conflict or be inconsistent with CEQA Guidelines §
15064.3, subdivision (b)?
c) Substantially increase hazards due to a geometric
design feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm
equipment)?
d) Result in inadequate emergency access?
Sources: Apple Valley General Plan 2009; The Village State Route-18 Corridor Enhancement Plan, Town of Apple Valley,
September 2019; Village Specific Plan Existing Conditions Report – Circulation and Parking, David Evans and Associates,
April 12, 2021; Village Specific Plan Existing Conditions Analysis – Infrastructure Plan, David Evans and Associates, April
12, 2021.

Background
Regional connectivity is provided by Interstate 15 (I-15) and State Highway 18. I-15 extends along the west side of
Town in a northeast-southwesterly direction and connects the region to the San Bernardino metropolitan area to the
southwest, and Barstow and Las Vegas to the northeast. Highway 18 is one of Apple Valley’s principal commercial
corridors. It extends in an east-west direction and connects the region to Victorville and other high desert
communities on the west, and Lucerne Valley and the Morongo Basin to the east.
a)

Potentially Significant Impact. The proposed Project includes new transportation concepts for Highway
18 and Yucca Loma/Navajo Roads that are anticipated to improve traffic maneuvers and efficiency,
improve safety, and incorporate a multimodal network of walkways and other connectors. Proposed
Specific Plan land use designations, densities, and development standards and guidelines could also impact
traffic volumes and intersection operations.
The extent to which the Specific Plan may conflict with (or enhance) a program, plan, ordinance, or policy
is currently unknown. A traffic impact analysis will be prepared to further analyze the potential effects of
the Specific Plan on circulation plans and policies, including transit and other alternative modes of travel.
Potential impacts and the need for mitigation measures will be further analyzed in the EIR.

b)

Less Than Significant Impact with Mitigation. The proposed Specific Plan is not expected to conflict
with or be inconsistent with Section 15064.3(b) of the CEQA Guidelines. The Highway 18 corridor is wellserved by Victor Valley Transit Agency’s bus lines with multiple bus stops, and most development in the
Planning Area is expected to be within one-half mile of an existing transit stop. The Specific Plan will
address multi-modal access improvements and other design elements intended to reduce potential trips and
vehicle miles traveled (VMTs). The extent to which these may conflict with or be inconsistent with CEQA
Guidelines Section 15064.3, subdivision (b) is currently unknown. The potential for VMTs resulting from
Specific Plan implementation to exceed an applicable threshold of significance should be further evaluated
in the EIR and traffic impact analysis.

c)

Less Than Significant Impact. The proposed Project includes reconfiguration of Highway 18 between
Navajo and Central Roads, and will facilitate the realignment of Yucca Loma Road, for the purpose of
eliminating or minimizing existing traffic hazards and inefficiencies. These improvements are expected to
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have a net positive impact on vehicle, pedestrian, and bicycle safety in the Planning Area, and will not
substantially increase hazards due to a geometric feature or incompatible uses. Proposed land uses
(residential, commercial, public facility) are largely consistent with existing uses, and the future vehicle
mix will be comparable to the existing mix. Nonetheless, potential impacts will be further evaluated in the
EIR.
d)

Less Than Significant Impact. Construction and operational activities resulting from the proposed Project
will not significantly impact the ability of emergency service providers, including police and fire personnel,
to provide services to the Planning Area. Site-specific traffic control plans will be prepared, as needed, to
maintain safe traffic flow during construction to assure that emergency service access is not interrupted
during construction. Roadway improvements proposed by the Specific Plan are expected to improve traffic
efficiency and have a net positive benefit on emergency access. Impacts to emergency services are expected
to be beneficial; nonetheless, potential impacts will be further analyzed in the EIR.
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18. TRIBAL CULTURAL RESOURCES –
Potentially
Less Than
Less Than
No
Would the project cause a substantial adverse
Significant
Significant
Significant
Impact
change in the significance of a tribal cultural
Impact
with Mitigation
Impact
resource, defined in Public Resources Code §
Incorporation
21074 as either a site, feature, place, cultural
landscape that is geographically defined in terms of
the size and scope of the landscape, sacred place,
or object with cultural value to a California Native
American tribe, and that is:
i) Listed or eligible for listing in the California
Register of Historical Resources, or in a local
register of historical resources as defined in
Public Resources Code section5020.1(k), or
ii) A resource determined by the lead agency, in
its discretion and supported by substantial
evidence, to be significant pursuant to criteria set
forth in subdivision (c) of Public Resources
Code § 5024.1. In applying the criteria set forth
in subdivision (c) of Public Resource Code §
5024.1, the lead agency shall consider the
significance of the resource to a California
Native American tribe.
Source: Apple Valley General Plan 2009; Historical/Archaeological Resources Sensitivity Assessment, The Village Specific
Plan and EIR, Town of Apple Valley, California, CRM TECH, December 31, 2020.

Background
The prehistory of the Mojave Desert extends back to 8,000 B.C. or earlier. Apple Valley is located near the boundary
between the traditional territories of the Serrano and Vanyume peoples. The Vanyume disappeared before 1900.
The Serrano primarily settled on elevated hills and ridges where water emerged from the mountains, but between
the 1810s and 1834, most of the Serrano people were removed to nearby missions. The remaining Serrano died or
were displaced during punitive expeditions in 1866-1870. Today, many Serrano descendants are affiliated with the
San Manuel Band of Mission Indians, Morongo Band of Mission Indians, or Serrano Nation of Indians.
i, ii)

Less Than Significant Impact with Mitigation. As discussed in 5.b above, no records of prehistoric or
early historic resources in the Project Planning Area were found at the South Central Coastal Information
Center, the cultural resource records repository for San Bernardino County. A search of the Sacred Lands
File by the Native American Heritage Commission found the presence of unspecified Native American
cultural resources in the Specific Plan vicinity; however, the nature and location of the resources were not
disclosed. Implementation of the proposed Specific Plan will facilitate demolition, grading, excavation, and
new development that has the potential to impact tribal cultural resources if they occur on a project site.
Consistent with AB 52 and SB 18, the Town will solicit input from the California Native American Heritage
Commission and initiate consultation with the appropriate tribes, notifying them of the proposed Specific
Plan and its proposed land use plan. Site-specific cultural resources studies may be required for future
development projects facilitated by the proposed Project, and mitigation measures may be required.
Potential impacts will be further analyzed in the EIR.
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19. UTILITIES AND SERVICE SYSTEMS –
Would the project:

Potentially
Significant
Impact

Less Than
Significant
with Mitigation
Incorporation

Less Than
Significant
Impact

No
Impact

a) Require or result in the relocation or
construction of new or expanded water, wastewater
treatment or storm drainage, electric power, natural
gas, or telecommunications facilities, the
construction or relocation of which could cause
significant environmental effects?
b) Have sufficient water supplies available to serve
the project and reasonably foreseeable future
development during normal, dry and multiple dry
years?
c) Result in a determination by the wastewater
treatment provider which serves or may serve the
project that it has adequate capacity to serve the
projects projected demand in addition to the
providers existing commitments?
d) Generate solid waste in excess of state or local
standards, or in excess of the capacity of local
infrastructure, or otherwise impair the attainment
of solid waste reduction goals?
e) Comply with federal, state, and local
management and reduction statues and regulations
related to solid waste?
Source: Apple Valley General Plan 2009.

Background
The Specific Plan Planning Area is served by the following utility providers.
Utility

Service Provider(s)
Apple Valley Choice Energy (AVCE)
Electricity
Southern California Edison (SCE)
Natural gas
Southwest Gas Company
Water
Liberty Utilities
Most parcels: Town of Apple Valley sewer and
Wastewater
Victor Valley Wastewater Reclamation Authority
Some parcels: septic systems
Solid waste
AVCO Disposal
Telecommunications Frontier, Charter Spectrum
a)

Less Than Significant Impact. Much of the Planning Area has been developed for many decades and is
well-served by utility providers and infrastructure. Large-scale water and energy transmission lines are
already in place, although future development facilitated by the Project will require site-specific, parcelscale utility extensions and/or upgrades, such as water laterals. Sewer lines are available in much of the
Planning Area, but parcels that are not in proximity to existing sewer lines will be required to install septic
tanks, with the potential to connect to future sewer extensions over the long term. Potential impacts will be
further analyzed in the EIR.
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b)

Less Than Significant Impact. Domestic water in the Project Planning Area is provided by Liberty
Utilities, which extracts groundwater from the Mojave River Basin. As a member of the Mojave Water
Agency, Liberty Utilities also purchases imported water from the State Water Project (SWP) to replenish
pumped groundwater, and it implements water conservation and other programs to assure that water
supplies are sufficient to serve existing and future customers. Buildout of the Specific Plan will increase
water consumption in the Planning Area. However, the extent to which the additional demand will impact
water supplies is unknown. Potential changes in domestic water generation associated with implementation
of the proposed Specific Plan will be evaluated in the forthcoming EIR.

c)

Less Than Significant Impact. The municipal sewer system is relatively new and does not connect to the
entire Planning Area. Some parcels rely on septic systems. Others are connected to the sewer system which
conveys wastewater to the Victorville wastewater treatment facility in Victorville. The plant is operated by
the Victor Valley Wastewater Reclamation Authority (VVWRA), a joint powers authority that includes the
Town of Apple Valley. It currently treats approximately 10.7 million gallons per day (mgd) and has a design
capacity of 18 mgd, with planned future expansions. Therefore, it has available capacity to manage
additional wastewater. Buildout of the proposed Project will increase the demand for wastewater treatment
services. The extent to which the additional demand will impact the treatment facility is unknown. Potential
changes in wastewater generation and collection and treatment capacities will be evaluated in the
forthcoming EIR.

d)

Less Than Significant Impact. The Town contracts with AVCO Disposal for provision of solid waste
management and disposal services. Solid waste generated is disposed of at the Victorville Landfill on
Stoddard Wells Road west of I-15. Recyclable materials are sorted at the Victor Valley Materials Recovery
Facility (MRF) on Abbey Lane south of the landfill. Buildout of the Planning Area in accordance with the
Specific Plan will increase solid waste generation, including concrete, asphalt, a variety of construction
materials, paper and food waste, and other trash disposed of during long-term operation. Implementation
of recycling programs, in accordance with State and local regulations, will reduce solid waste quantities.
Whether landfill capacity will be adequate to serve buildout of the Specific Plan will be analyzed in the
forthcoming EIR.

e)

No Impact. The Town and AVCO Disposal operate in compliance with federal, state, and local statutes
regulating solid waste. Buildout of the proposed Project will not conflict with federal, state, and local
statutes regulating the disposal of solid waste. There will be no impacts, and no further discussion of this
issue is required in the EIR.
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20. WILDFIRE – If located in or near state
responsibility areas or lands classified as very high
fire hazard severity zones, would the project:

Potentially
Significant
Impact

Less Than
Significant
with Mitigation
Incorporation

Less Than
Significant
Impact

No
Impact

a) Substantially impair an adopted emergency
response plan or emergency evacuation plan?
b) Due to slope, prevailing winds, and other
factors, exacerbate wildfire risks, and thereby
expose project occupants to, pollutant
concentrations from a wildfire or the uncontrolled
spread of a wildfire?
c) Require the installation or maintenance of
associated infrastructure (such as roads, fuel
breaks, emergency water sources, power lines or
other utilities) that may exacerbate fire risk or that
may result in temporary or ongoing impacts to the
environment?
d) Expose people or structures to significant risks,
including downslope or downstream flooding or
landslides, as a result of runoff, post-fire slope
instability, or drainage changes?
Sources: Apple Valley General Plan 2009; Fire Hazard Severity Zones in State Responsibility Area (SRA) map, CAL FIRE,
2007; Very High Fire Hazard Severity Zones in Local Responsibility Areas (LRA) map, CAL FIRE, 2008; Town of Apple
Valley Local Hazard Mitigation Plan, 2017 Update.

Background
The Town of Apple Valley is designated as a Local Responsibility Area (LRA) by CAL FIRE. No land in the
Town is designated as a Very High Fire Hazard Severity Zone. The local areas with the most significant wildfire
threats are the Marianas in the southern foothills and the Mojave Riverbed.
a-d)

No Impact. The Specific Plan Planning Area is not located in or near a State Responsibility Area (SRA) or
Very High Fire Hazard Severity Zone (VHFHSZ). The nearest SRA to the Planning Area is 6± miles to the
south in the Ord Mountains. The nearest VHFHSZ is 10± miles to the southeast.
The Apple Valley Fire Protection District provides fire protection to the Specific Plan Planning Area and
maintains mutual aid agreements with Victorville, San Bernardino County Fire Department, and the Bureau
of Land Management. The Town maintains a Local Hazard Mitigation Plan that addresses the planned
response to extraordinary emergency situations, including wildfires. The proposed Project would not impair
the adopted emergency response plan and is not expected to exacerbate wildfire risks. No impact would
occur and no further discussion of this issue is required in the EIR.
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21. MANDATORY FINDINGS OF
SIGNIFICANCE

Potentially
Significant
Impact

Less Than
Significant
with Mitigation
Incorporation

Less Than
Significant
Impact

No
Impact

a) Does the project have the potential to
substantially degrade the quality of the
environment, substantially reduce the habitat of a
fish or wildlife species, cause a fish or wildlife
population to drop below self-sustaining levels,
threaten to eliminate a plant or animal community,
substantially reduce the number or restrict the
range of a rare or endangered plant or animal or
eliminate important examples of the major periods
of California history or prehistory?
b) Does the project have impacts that are
individually limited, but cumulatively
considerable? ("Cumulatively considerable" means
that the incremental effects of a project are
considerable when viewed in connection with the
effects of past projects, the effects of other current
projects, and the effects of probable future
projects)?
c) Does the project have environmental effects,
which will cause substantial adverse effects on
human beings, either directly or indirectly?

a)

Less Than Significant with Mitigation. As discussed in Sections 4 (Biological Resources) and 5 (Cultural
Resources), implementation of the proposed Project is expected to have less than significant impacts to
biological and cultural resources with implementation of mitigation measures. The EIR will evaluate these
topics in greater detail to determine whether the Project would generate significant environmental impacts
and provide mitigation measures, where necessary.

b)

Potentially Significant. Impacts of the proposed Project are not expected to be cumulatively considerable
for most issue areas described above, because its proposed land use plan, standards, and guidelines are
largely consistent with those of the General Plan and Development Code already in place. Impacts
associated with air quality and GHG emissions, as well as transportation, however, may be cumulatively
significant when considered with other projects. The EIR will evaluate these topics in greater detail to
determine whether the Project would generate cumulative considerable impacts.

c)

Potentially Significant. The proposed Project could cause direct and indirect potentially significant adverse
effects on humans, specifically as it relates to air quality, land use, and transportation. The significance of
these impacts will be evaluated in the EIR.
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