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ADT average daily traffic
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AQMD air quality management district
AQMP air quality management plan
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BMP best management practices

B.P. before present
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CAP climate action plan
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CIP
CIWMP
CNDDB
CNEL
CNG
CNPS
CO
COgze
COA
CPUC
CRHR
CRPR
CWA
dB

dBA
DOC
DPM
du/acre
DWR
EO
EOP
EPA
EV
FCSP
FEMA
FESA
FHSZ
FHWA
FICON
FMMP
FMZ
FPP

fps

capital improvement plan

countywide integrated waste management plan
California Natural Diversity Database
community noise equivalent level
compressed natural gas

California Native Plant Society

carbon monoxide

carbon dioxide equivalent

conditions of approval

California Public Utilities Commission
California Register of Historic Resources
California Rare Plant Rank

Clean Water Act

decibel

A-weighted decibel

Department of Conservation (CA)

diesel particulate matter

dwelling unit per acre

Department of Water Resources (CA)
Executive Order

emergency operations plan

United States Environmental Protection Agency
electric vehicle

Freeway Corridor Specific Plan

Federal Emergency Management Agency
[federal] Endangered Species Act

fire hazard severity zone

Federal Highway Administration

Federal Interagency Committee on Noise
Farmland Mapping and Monitoring Program
fuel modification zone

fire protection plan

feet per second
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FTA
GHG
gpd/ac
gpd/du
GSA
GSpP
GWP
HCD
HMP
HRA
IPCC
IRUWMP
kWh
Lan

LID
LOS
LRA
LST
LUST

ug/m?

MATES
MBTA
MEIR
med
MLD
MMT
MPD
mpg
MPO
MRZ
MS4

and Acronyms

Federal Transit Administration
greenhouse gases

gallons per day per acre

gallons per day per dwelling unit
groundwater sustainability agency
groundwater sustainability plan

global warming potential

Housing and Community Development Department (CA)
hazard mitigation plan

health risk assessment
Intergovernmental Panel on Climate Change
Integrated Regional Urban Water Management Plan
kilowatt-hour

day-night noise level

equivalent continuous noise level
low-impact development

level of service

local responsibility area (see SRA)
localized significance thresholds
leaking underground storage tank
micrograms per cubic meter
magnitude

Multiple Air Toxics Exposure Study
Migratory Bird Treaty Act of 1918
maximum exposed individual resident
million gallons per day

most likely descendant

million metric tons

master plan of drainage

miles per gallon

metropolitan planning organization
mineral resource zone

municipal separate storm sewer system
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MSHCP multiple species habitat conservation plan

MT metric ton

MWh megawatt-hour

NAHC Native American Heritage Commission

NFPA National Fire Protection Association

NHPA National Habitat Preservation Authority
NHTSA National Highway Traffic Safety Administration
NO2 nitrogen dioxide

NOx nitrogen oxides

NOP notice of preparation

NPDES National Pollution Discharge Elimination System
NRHP National Register of Historic Places

O3 ozone

OES California Office of Emergency Services
OHWM ordinary high water mark

OPR Governor’s Office of Planning and Research
OSs-C Open Space-Conservation land use designation
PCE passenger car equivalent

PM particulate matter

ppm parts per million

PPV peak particle velocity

PRC Public Resources Code

psi pounds per square inch

RCNM Roadway Construction Noise Model

RHNA regional housing needs assessment

ROW right-of-way

RPS renewable portfolio standard

RTP/SCS regional transportation plan / sustainable communities strategy
RWQCB Regional Water Quality Control Board

SB Senate Bill

SBCFCD San Bernardino County Flood Control District
SBCLS San Bernardino County

SBCTA San Bernardino County
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Abbreviations

SBTAM
SBVYMWD
SCAG
SCE
SCS
SEIR
SFHA
SGMA
SIP

SLF
SMARA
SMWC
SO,
SOx
SoCAB
SP

SRA
SWPPP
SWQMP
SWRCB
TAC
TGD
TIA
TMDL
TRU
USACE
USFWS
USGS
UST
UWMP
VdB
VMT
VMT/SP

and Acronyms

San Bernardino Traffic Analysis Model (County)
San Bernardino Valley Municipal Water District
Southern California Association of Governments
Southern California Edison

sustainable communities strategy

subsequent environmental impact report
special flood hazard area

Sustainable Groundwater Management Act
state implementation plan

Sacred Land Files

Surface Mining and Reclamation Act

South Mesa Water Company

sulfur dioxide

sulfur oxides

South Coast Air Basin

service personnel

state responsibility (see LRA)

Storm Water Pollution Prevention Plan
stormwater quality management plan

State Water Resources Control Board

toxic air contaminants

San Bernardino County Technical Guidance Document
traffic impact analysis

total maximum daily load

transport refrigeration unit

US Army Corps of Engineers

United States Fish and Wildlife Service

United States Geological Survey

underground storage tank

urban water management plan

velocity decibels

vehicle miles traveled

vehicle miles traveled per service personnel
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VOC volatile organic compound

WHWC Western Heights Water Company

WQMP water quality management plan

WRF water recycling facility

WUI wildland-urban interface

YCJUSD Yucaipa-Calimesa Joint Unified School District

YVWD Yucaipa Valley Water District

ZE zero emissions

ZEV zero-emission vehicle

February 2024 Page xxi



FREEWAY CORRIDOR SPECIFIC PLAN DRAFT SUBSEQUENT ENVIRONMENTAL IMPACT REPORT
CITY OF YUCAIPA

Abbreviations and Acronyms

This page intentionally left blank.

Page xcxii PlaceWWorks



1. Executive Summary

1.1 INTRODUCTION

This draft subsequent environmental impact report (SEIR) addresses the environmental effects associated with
the implementation of the proposed Freeway Corridor Specific Plan Project. The California Environmental
Quality Act (CEQA) requires that local government agencies consider the environmental consequences before
taking action on projects over which they have discretionary approval authority. An environmental impact
report (EIR) analyzes potential environmental consequences in order to inform the public and support
informed decisions by local and state governmental agency decision makers.

This SEIR has been prepared pursuant to the requirements of CEQA and the City of Yucaipa’s CEQA
procedures. The City of Yucaipa, as the lead agency, has reviewed and revised all submitted drafts, technical
studies, and reports as necessary to reflect its own independent judgment, including reliance on City technical
personnel from other departments and review of all technical subconsultant reports.

Data for this SEIR derive from onsite field observations, discussions with affected agencies, analysis of adopted
plans and policies, review of available studies, reports, data and similar literature, and specialized environmental
assessments (aesthetics, agricultural resources, air quality, biological resources, cultural resources, energy,
geological resources, greenhouse gas emissions, hazards and hazardous materials, hydrology and water quality,
land use, mineral resources, noise, population and housing, public services, recreation, transportation, tribal
cultural resources, utilities and service systems, and wildfire).

1.2 ENVIRONMENTAL PROCEDURES

This SEIR has been prepared pursuant to CEQA to assess the environmental effects associated with

implementation of the proposed project, as well as anticipated future discretionary actions and approvals.
CEQA established six main objectives for an EIR:

1. Disclose to decision makers and the public the significant environmental effects of proposed activities.
2. Identify ways to avoid or reduce environmental damage.

3. Prevent environmental damage by requiring implementation of feasible alternatives or mitigation measures.
4. Disclose to the public reasons for agency approval of projects with significant environmental effects.
5. Foster interagency coordination in the review of projects.

6. Enhance public participation in the planning process.
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An EIR is the most comprehensive form of environmental documentation in CEQA and the CEQA
Guidelines; it is intended to provide an objective, factually supported analysis and full disclosure of the
environmental consequences of a proposed project with the potential to result in significant, adverse

environmental impacts.

An EIR is one of various decision-making tools used by a lead agency to consider the merits and disadvantages
of a project that is subject to its discretionary authority. Before approving a proposed project, the lead agency
must consider the information in the EIR; determine whether the EIR was prepared in accordance with CEQA
and the CEQA Guidelines; determine that it reflects the independent judgment of the lead agency; adopt
findings concerning the project’s significant environmental impacts and alternatives; and adopt a statement of
overriding considerations if significant impacts cannot be avoided.

1.2.1 SEIR Format

Chapter 1. Executive Summary: Summarizes the background and description of the proposed project, the
format of this SEIR, project alternatives, any critical issues remaining to be resolved, and the potential
environmental impacts and mitigation measures identified for the project.

Chapter 2. Introduction: Describes the purpose of this SEIR, background on the project, the notice of

preparation, the use of incorporation by reference, and Final SEIR certification.

Chapter 3. Project Description: A detailed description of the project, including its objectives, its area and
location, approvals anticipated to be required as part of the project, necessary environmental clearances, and
the intended uses of this SEIR.

Chapter 4. Environmental Setting: A description of the physical environmental conditions in the vicinity of
the project as they existed at the time the notice of preparation was published, from local and regional
perspectives. These provide the baseline physical conditions from which the lead agency determines the

significance of the project’s environmental impacts.

Chapter 5. Environmental Analysis: Fach environmental topic is analyzed in a separate section that
discusses: the thresholds used to determine if a significant impact would occur; the methodology to identify
and evaluate the potential impacts of the project; the existing environmental setting; the potential adverse and
beneficial effects of the project; the level of impact significance before mitigation; the mitigation measures for
the proposed project; the level of significance after mitigation is incorporated; and the potential cumulative
impacts of the proposed project and other existing, approved, and proposed development in the area.

Chapter 6. Significant Unavoidable Adverse Impacts: Describes the significant unavoidable adverse
impacts of the proposed project.

Chapter 7. Alternatives to the Proposed Project: Describes the alternatives and compares their impacts to
the impacts of the proposed project.
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Chapter 8. Impacts Found Not to Be Significant: Briefly describes the potential impacts of the project that

were determined not to be significant by the Notice of Preparation and were therefore not discussed in detail
in this SEIR.

Chapter 9. Significant Irreversible Changes Due to the Proposed Project: Describes the significant
irreversible environmental changes associated with the project.

Chapter 10. Growth-Inducing Impacts of the Project: Describes the ways in which the proposed project
would cause increases in employment or population that could result in new physical or environmental impacts.

Chapter 11. Organizations and Persons Consulted: Lists the people and organizations that were contacted
during the preparation of this SEIR.

Chapter 12. Qualifications of Persons Preparing SEIR: Lists the people who prepared this SEIR for the
proposed project.

Chapter 13. Bibliography: The technical reports and other sources used to prepare this SEIR.

Appendices: The appendices for this document (in PDF format on a USB drive) comprise these supporting
documents:

m  Appendix A: Notice of Preparation

Appendix B:  NOP Comments

Appendix C: Air Quality, Energy, and GHG Modeling

Appendix D:  Health Risk Assessment

Appendix E:  Biological Resources Technical Report

Appendix F:  Cultural Resources Records Search

Appendix G:  Tribal Cultural Resources Correspondence
Appendix H  Pacific Oaks Commerce Center Geotechnical Study
Appendix I: ~ Paleontological Resources Record Search

Appendix J:  Pacific Oaks Commerce Center Environmental Site Assessment
Appendix K:  Infrastructure Report

Appendix L:  Pacific Oaks Commerce Center Hydrology Report
Appendix M:  Pacific Oaks Commerce Center WQMP

Appendix N:  Noise Technical Report

Appendix O:  VMT Memorandum

Appendix P:  Traffic Impact Analysis

Appendix Q:  Water Supply Assessment

Appendix R:  Service Responses

Appendix S:  Fire Protection Plan
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1.2.2 Type and Purpose of This SEIR

This SEIR fulfills the requirements for a Program EIR for the Freeway Corridor Specific Plan and a Project
EIR for the Pacific Oaks Commerce Center project. Although the legally required contents of a Program EIR
are the same as for a Project EIR, Program EIRs are typically more conceptual than Project EIRs, with a more
general discussion of impacts, alternatives, and mitigation measures. According to Section 15168 of the CEQA
Guidelines, a Program EIR may be prepared on a series of actions that can be characterized as one large project.
Use of a Program EIR gives the lead agency an opportunity to consider broad policy alternatives and program-
wide mitigation measures, as well as greater flexibility to address project-specific and cumulative environmental
impacts on a comprehensive scale.

Agencies prepare Program EIRs for programs or a series of related actions that are linked geographically;
logical parts of a chain of contemplated events, rules, regulations, or plans that govern the conduct of a
continuing program; or individual activities carried out under the same authority and having generally similar
environmental effects that can be mitigated in similar ways.

Once a Program EIR has been prepared, subsequent activities within the program must be evaluated to
determine whether an additional CEQA document is necessary. However, if the Program EIR addresses the
program’s effects as specifically and comprehensively as possible, many subsequent activities may be within the
Program EIR’ scope, and additional environmental documents may not be required (Guidelines § 15168|c]).
When a lead agency relies on a Program EIR for a subsequent activity, it must incorporate feasible mitigation
measures and alternatives from the Program EIR into the subsequent activities (Guidelines § 15168|c][3]). If a
subsequent activity would have effects outside the scope of the Program EIR, the lead agency must prepare a
new Initial Study leading to a Negative Declaration, Mitigated Negative Declaration, or an EIR. Even in this
case, the Program EIR still serves a valuable purpose as the first-tier environmental analysis. The CEQA
Guidelines encourage the use of Program EIRs, citing five advantages:

m  Provide a more exhaustive consideration of impacts and alternatives than would be practical in an
individual EIR;

m  Focus on cumulative impacts that might be slighted in a case-by-case analysis;
®m  Avoid continual reconsideration of recurring policy issues;

m  Consider broad policy alternatives and programmatic mitigation measures at an early stage when the agency
has greater flexibility to deal with them;

®m  Reduce paperwork by encouraging the reuse of data (through tiering). (Guidelines § 15168]h])
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1.3 PROJECT LOCATION

The 1,238-acre Freeway Corridor Specific Plan (FCSP) area is in the City of Yucaipa in San Bernardino County.
The plan area is bisected by Interstate 10 (I-10) and abuts the Riverside County boundary to the south. Regional
access to the project is provided by I-10 from the east and west. Local access is provided by Live Oak Canyon
Road, County Line Road, Oak Glen Road, Wildwood Canyon Road, and Calimesa Boulevard (see Figure ES-1,
Regional Location Map, and Figure ES-2, Local 1icinity Map).

Existing land uses in the plan area are shown on Figure ES-3, Aerial Photograph. Land uses in the FCSP consist
primarily of agricultural land (ranching and farming), a limited number of residences, a wastewater treatment
plant, and miscellaneous commercial uses such as an outdoor pottery store and storage. The Live Oak Canyon
Pumpkin Farm operates seasonally, with its peak season in the fall. The pumpkin farm operates a corn maze
(fall only), carnival-type rides and games, tractor/hay rides, pony rides, petting zoo, Christmas Tree sales (winter
only), U-pick pumpkin patch, and concessions (fall only) during the fall and winter seasons.! The Henry N.
Wochholz Regional Water Recycling Facility (WRF) is owned and operated by the Yucaipa Valley Water District
(YVWD). This land use is isolated from the other areas in the FCSP and can only be accessed via a secondary
road from County Line Road. The FCSP Update identifies these patcels as “not a part” (N.A.P) of the
Proposed Project because it is solely owned by the YVWD.

1.4 PROJECT SUMMARY

Freeway Corridor Specific Plan (Approved Project)

The FCSP provides the planning tools necessary to guide development in the plan area. The Specific Plan
includes proposed land uses, development regulations and design standards. In addition, the FCSP provides for
a multimodal trail and circulation system, infrastructure facilities required to support implementation of the
plan, and a plan for managing natural resources. Figure ES-4, Approved Land Use Plan, shows the adopted land
uses in the FCSP. Table ES-1, Approved Project Buildout Statistical Summary, identifies the buildout of the Approved
Specific Plan.

1 The Yucaipa City Council had typically authorized a special event permit (SEP) annually to the Pumpkin Factory to operate the
Live Oak Canyon Pumpkin Patch and Christmas Tree Farm. Live Oak Canyon Farm has operated the pumpkin patch and
Christmas tree farm for over 30 years prior to the incorporation of the City of Yucaipa, and the City has authorized a SEP for the
pumpkin patch and Christmas tree farm every year since 2017, which has since been memorialized with the approval of a
conditional use permit. The farm has 900 parking spaces onsite and addition 300 parking spaces on Live Oak Canyon Road.
Special events at the farm run from mid-September to the end of December and may generate up to 100,000 visitors over the
course of the special event. The Live Oak Canyon Pumpkin Patch and Christmas Tree Farm will continue to operate with
implementation of the Proposed Project.
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Table ES-1 Approved Project Buildout Statistical Summary

Acres Acres Dwelling Units Population’ Non-Residential SF2 Employees®
Residential 424.7 2,447 6,754 NA NA
Regional Commercial (RC)34 172.0 NA NA 3,379,737 2,430
Business Park (BP)* 25.7 NA NA 1,206,042 571
Public Facilities (PUB)® 44.8 NA NA NA NA
Open Space (OS) 549.0 NA NA 0 NA
ROW 25.3 NA NA NA NA

Total 1,2426 2,447 6,754 4,585,779 2,999

Notes: Totals may not add to 100 percent due to rounding. SF = square feet; ROW = right-of-way

Based on 2.76 people per unit (DOF 2022).

Acres to square feet based on the maximum FAR allowed in the FCSP of 0.50 for RC and 0.75 for BP.

Based on 1,392 square feet per employee for RC uses and 2,111 square feet per employee for BP uses (SCAG 2001).

BP and RC square footage adjusted to account for the amendments to the FCSP approved in July 2022, which allowed for development of a 366,423-square-foot
warehouse associated with the Yucaipa County Line Warehouse Project (Yucaipa 2022).

Though employment is associated with the WRF, there are no changes in this land use between existing conditions and the Approved Project scenarios.

Acreage for the FCSP Update based on GIS. This four-acre difference between the 2008 Specific Plan acreage (1,242 acres) and the Specific Plan Update acreage
(1,238 acres) is based on minor differences in how the boundary was mapped in 2008 and attributed to existing ROW.

ENEXU R

> o

2008 Certified EIR

The Proposed Project in an update to the FCSP; therefore, this Subsequent Environmental Impact Report
relies on the findings of the 2008 EIR and the 2022 Addendum and, per CEQA Guidelines Section 15162,
contains all the information necessary to ensure that the certified FCSP EIR fully evaluates the Proposed
Project. The 2008 EIR and addendum, though discussed separately here, are collectively referred to in this
SEIR as the 2008 Certified EIR. In accordance with CEQA Guidelines Sections 15148 and 15150, this SEIR
incorporates the 2008 Certified EIR (and its constituent parts) by reference. A summary of the 2008 Certified
EIR follows. All documents incorporated by reference are available for review at the City of Yucaipa Planning
Division at 34272 Yucaipa Blvd. Yucaipa, CA, 92399.

2008 Final EIR

The FCSP Environmental Impact Report (State Clearinghouse No. 2004041096) was certified in November
2008. The Final EIR consists of the 2007 Draft EIR and the 2008 Recirculated Draft EIR, response to
comments, revisions to the EIR based on comments, and the mitigation monitoring and reporting program.
The Final EIR evaluated impacts associated with 424.7 actes for residential development, with a maximum of
2,767 dwelling units, 242.5 acres of nonresidential development, 25.3 actes of right-of-way (ROW), and 549.0
acres of open space. The Certified EIR identified significant and unavoidable impacts associated with the FCSP
for the following topical areas: Aesthetics, Agriculture, Air Quality, Biological Resource, Land Use and Planning,
and Noise.
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Figure ES-1 - Regional Location
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Figure ES-2 - Local Vicinity
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Figure ES-4 - Approved Land Use Plan
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2022 County Line Road Warehouse Addendum

The Approved Project includes project updates to the Specific Plan since certification of the 2008 EIR. On
July 21, 2022, the City of Yucaipa approved an Addendum to the 2008 Certified EIR for development of the
Countyline Road Warehouse project—a 366,423-square-foot speculative industrial warehouse building on five
parcels totaling 19.32 gross acres at the northwest corner of 7th Place and County Line Lane in the
southwestern corner of Yucaipa. This project is reflected as part of the Approved Project in Table ES-1, and
the square footage associated with this land use is modeled as Business Park (BP) because it is a warehouse.

Freeway Corridor Specific Plan Update (Proposed Project)

The Proposed Project is an update to the FCSP to guide development within the 1,238-acre plan area. Figure
ES-5, Proposed Land Use Plan, and Table ES-2, Proposed Project Buildout Statistical Summary, identify the land uses
associated with the Proposed Project. As shown in this table, the Proposed Project would result in a total of
2,472 residential units and 5,093,265 square feet of nonresidential uses. The Specific Plan includes a list of
permitted, conditionally permitted, and prohibited land uses and development standards associated with the
following land use designations (see Specific Plan Table 4-2, Permitted Uses; Table 4-3, Residential
Development Standards; and Table 4-4, Nonresidential Development Standards).

Table ES-2 Proposed Project Buildout Statistical Summary
Designation Acres Dwelling Units Population’ Non-residential SF2 Employees?

Residential 225.8 2,472 6,823 NA NA
Regional Commercial (RC)? 72.2 NA NA 1,100,761 91
Business Park (BP)* 223.1 NA NA 3,992,503 1,891
Agricultural Tourism (AG)* 48.8 NA NA NA NA
Open Space (0S)? 338.5 NA NA NA NA
Open Space - Conservation (OS-C)® 159.5 NA NA NA NA
Existing ROW 15.1 NA NA NA NA
Not a Part (N.A.P)® 154.6 NA NA NA NA
TOTAL 1,2387 2,472 6,823 5,093,265 2,682

Notes: Totals may not add to 100 percent due to rounding. SF = square feet; ROW = right-of-way.

' Based on 2.76 people per unit (DOF 2022).

2 Acres to square feet based on the maximum FAR allowed in the proposed FCSP of 0.35 for RC. Planning areas BP 2, BP 3, and 19.32 acres of BP 6 are based on
the project-level data for the Pacific Oak Commerce Center project (2,054,000 square feet) and the County Line Warehouse project (366,423 square feet). The
remaining acreage for planning area BP 6 (9.68 acres) and planning areas BP 1 and BP 4 is based on a maximum FAR of 0.5. It should be noted that planning area
BP 4 is the Caltrans rest stop and would remain a rest stop at buildout, as Caltrans currently owns this property. However, there is an agreement that should Caltrans
close the rest stop, this property would revert to the Robinson Properties ownership. As a result, square footage associated with this acreage is accounted for to
provide a conservative estimate of the potential BP land uses at buildout.

Based on 1,392 square feet per employee for RC uses and 2,111 square feet per employee for BP uses (SCAG 2001).

The Live Oak Canyon Pumpkin Farm has associated employment, but there are no changes to this land use between existing conditions and the Proposed Project
scenarios. The Live Oak Canyon Pumpkin Patch and Christmas Tree Farm is seasonal and employment fluctuates, with peak employment during the fall.

Open Space (0S) and Open Space-Conservation (OS-C) acreage is estimated based on the conceptual grading plan.

The WRF is identified as Not a Part in the FCSP Update because it is solely owned by the YVWD.

Acreage for the FCSP Update based on GIS. This four-acre difference between the 2008 Specific Plan acreage (1,242 acres) and the Specific Plan Update acreage
(1,238 acres) is based on minor differences in how the boundary was mapped in 2008 and attributed to existing ROW.

~ W
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Buildout Comparison to the Approved Project

Table ES-3, Buildont Comparison of the Proposed Project to the Approved Project, identifies the net change in dwelling
units and nonresidential square footage associated with the update to the FCSP. The Proposed Project would
result in increases of 25 dwelling units and 69 people, a reduction of approximately 2.28 million square feet of
Regional Commercial (RC), an increase of approximately 2.79 million square feet of Business Park (BP), and a
reduction of 317 employees.

Table ES-3 Buildout Comparison of the Proposed Project to the Approved Project

Regional Commercial Business Park Total Non-
Dwelling Units Population (RC) SF (BP) SF residential SF Employees
Approved Project 2,447 6,754 3,379,737 1,206,042 4,585,779 2,999
Proposed Project 2,472 6,823 1,100,761 3,992,503 5,093,265 2,682
Net Change 25 69 -2,278,976 2,786,461 507,486 -317

Notes: SF = square feet; RC = Regional Commercial; BP = Business Park. There is no change associated with the existing pumpkin farm.

Pacific Oaks Commerce Center

The Proposed Project includes a project-level analysis for buildout of the Pacific Oaks Commerce Center in
planning areas BP 2 and BP 3 (“project area”). Table ES-4, Pacific Oaks Commerce Center Buildout, identifies the
land use components associated with the Pacific Oaks Commerce Center project. Figure ES-6, Pacific Oaks
Commerce Center Site Plan, shows the details of the speculative warehouse buildings that would be developed as
part of the Pacific Oaks Commerce Center. Building 1 would have 1,032,500 square feet of warehouse and
20,000 square feet of office use, for a total of 1,052,500 squate feet of building space. Building 2 would have
981,500 square feet of warehouse and 20,000 square feet of office use, for a total of 1,001,500 square feet of
building space. Each building also would allow up to 25 percent of the building square footage for cold-storage
uses. As a result, the Pacific Oaks Commerce Center would result in development of up to 2,054,000 square
feet.
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Table ES-4 Pacific Oaks Commerce Center Buildout
Land Use Acres Building SF Docking Bays Trailer Stalls Auto Stalls

Parcel 1 - Residential Pad"2 29.53 - - - -
Parcel 2 - Residential Pad"2 32.04 - - - -
Parcel 3 — Building 1 60.27 1,052,500 178 410 515
Parcel 4 — Open Space 65.82 - - - -
Parcel 5 — Open Space 30.04 - - - -
Parcel 6 — Trailer Parking? 29.68 - — 322 -
Parcel 7 — Building 2° 65.53 1,001,500 178 326 471
TOTAL 312.91 2,054,000 356 1,058 986

Notes: SF = square feet.

' The Pacific Oaks Commerce Center project does not include development of residential land uses. The acreages for Parcel 1 and Parcel 3 are included because of
the need to grade these parcels during construction of the southern portion of Wildwood Canyon Road and the parcels associated with the warehouse buildings and
trailer parking. These sites are designed for future residential uses pursuant to the Specific Plan.

The FCSP identifies PA 12 as 35.2 acres whereas Parcel 1 and Parcel 2 of the Pacific Oaks Commerce Center project total 61.57 acres. This is because the Specific
Plan excludes manufactured slope in the land use density and intensity calculations. For Parcel 1 and Parcel 2, there are 26.37 acres of manufactured slope (43
percent of the total acreage of Parcel 1 and Parcel 2), which is included in the 553 acres of open space.

The FCSP identifies BP 3 as 71.3 acres whereas Parcel 6 and Parcel 7 of the Pacific Oaks Commerce Center project total 95.2 acres. This is because the Specific
Plan excludes manufactured slope in the land use density and intensity calculations. For Parcel 6 and Parcel 7, there are 23.9 acres of manufactured slope (25
percent of the total acreage of Parcel 6 and Parcel 7), which is included in the 553 acres of open space.

~

w

1.5 SUMMARY OF PROJECT ALTERNATIVES

Based on the criteria listed above, the following three alternatives have been determined to represent a
reasonable range of alternatives which have the potential to feasibly attain most of the basic objectives of the
Project but which may avoid or substantially lessen any of the significant effects of the project. These
alternatives are analyzed in detail in the following sections.

m  No Project (Approved Project) Alternative
m  Reduced Warchousing Intensity Alternative

m  Increased Open Space — Conservation Alternative

The summary of impacts reflects findings for both the Specific Plan and the Pacific Oaks Commerce Center
projects (Proposed Project).

An EIR must identify an “environmentally superior” alternative and where the No Project Alternative is
identified as environmentally superior, the EIR is then required to identify as environmentally superior an
alternative from among the others evaluated. Each alternative's environmental impacts are compared to the
proposed project and determined to be environmentally supetior, neutral, or inferior. Section 7.7 identifies the
Environmentally Superior Alternative. The preferred land use alternative (Proposed Project) is analyzed in detail
in Chapter 5 of this DEIR.
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1.5.1 No Project (Approved Project) Alternative

The No Project (Approved Project) Alternative assumes that no development as envisioned under the Proposed
Project would occur, and instead the plan area would be developed as indicated in the Approved Project. As
such, the following would occur under the No Project (Approved Project) Alternative, compared to the
Proposed Project:

m  There would be no increase in dwelling units, population, and nonresidential square footage.

m  There would be no decrease in employment and open space.

m  Land proposed to be designated Agricultural Tourism would remain designated as Regional Commercial.
m  Two parcels that would be designated Business Park under the Proposed Project would remain residential.

Impacts of the No Project (Approved Project) Alternative would be similar for aesthetics, air quality,
biological resources, cultural resources, geology and soils, hazards and hazardous materials, hydrology and
water quality, land use and planning, mineral resources, population and housing, public services, recreation,
tribal cultural resources, and wildfire. Impacts would be less for utilities and service systems. Impacts would
be greater for agriculture and forestry resources, energy, greenhouse gas emissions, noise, and transportation.
In addition, this alternative would result in a significant and unavoidable VMT impact. As with the Proposed
Project, impacts to traffic noise and long-term operational noise (Specific Plan only) would be significant and
unavoidable.

The No Project (Approved Project) Alternative would meet all of the project objectives except for
Objective 8, as this Alternative would not support existing agricultural operations.

1.5.2 Reduced Warehousing Intensity Alternative

Under the Reduced Warehousing Intensity Alternative, warehousing square footage and jobs would be reduced
by approximately 50 percent compared to the Proposed Project as a result of the following changes:

s  BP 1. This alternative would result in an approximately 50 percent reduction in acreage for BP 1,
corresponding with a 50 percent reduction in square footage. The remaining area would be open space.

m  BP 2. Planning area BP 2 would not be developed under this alternative and would be left as open space.
= BP 3. No changes to this BP would occur under this alternative.

= BP 4. Planning area BP 4 would not be redeveloped for business park uses and would remain a truck stop.
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Figure ES-5 - Proposed Land Use Plan
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Figure ES-6 - Pacific Oaks Commerce Center Site Plan
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s BP 5. This alternative would result in an approximately 50 percent reduction in acreage for BP 5,
corresponding with a 50 percent reduction in square footage. The remaining area would be open space.

m  BP 6. Planning area BP 6 would result in development of the Countyline Warehouse project but the
remaining acreage in BP 6 would be open space.

The residential units and regional commercial square footage would not change. A reduction in warehousing
and acreage designated BP and a corresponding increase in acres left as open space would result in reduced
grading and impacts to hillsides. For the Pacific Oaks Commerce Center project, this would also be a reduction
of approximately 50 percent.

Impacts of the Reduced Warchousing Intensity Alternative would result in less impact to aesthetics, air quality,
biological resources, cultural resources, energy, geology and soils, greenhouse gas emission, hazards and
hazardous materials, hydrology and water quality, noise, transportation, tribal cultural resources, utilities and
service systems, and wildfire. Impacts would be similar for agriculture and forestry resources, land use and
planning, mineral resources, public services, and recreation. Impacts would be greater for population and
housing,

The Reduced Warehousing Intensity Alternative would meet all of the project objectives, but would meet
Objective 3 and Objective 6 to a lesser extent due to the reduction in employment opportunities. However, the
removal of the BP designation area to BP 6 and BP 4 would impact the existing land use rights to the subject
properties as the Approved Project currently allows for future development on those sites.

1.5.3 Increased Open Space-Conservation Alternative

The biological resources evaluation and jurisdictional delineation identified that portions of the site contain
sensitive habitat and/or serve as a high-functioning wildlife corridor. Additionally, portions of the site with the
jurisdictional areas also are within the 100-year floodplain. To avoid and/or minimize impacts to these ateas,
this Alternative would result in the following changes:

m  Wilson Creek Avoidance Area. Planning areas PA3, PA4, PA5, PAG, C1, C2, C3, PAS8, and PA9 abut the
Wilson Creek drainage west of Live Oak Canyon Road. The OS-C and OS designation are overlain on the
Wilson Creek drainage and where Wilson Creek and Wildwood Creek merge. The listed planning areas
would be reduced by 50 percent to accommodate a larger setback from the jurisdictional areas, habitat, and
floodplains under this alternative.

m  Wildwood Canyon Creek Avoidance Area. Planning area C6 ovetlaps a critical wildlife corridor and the
tfloodplain as well as habitat and jurisdictional areas. In addition, portions of the Wildwood Canyon
interchange project overlap this site. Therefore, planning area C6 would be reduced by 75 percent to
accommodate larger setbacks from Wildwood Canyon Creek under this alternative. Additionally, a portion
of PA11 also overlaps Wildwood Creek. Therefore, PA11 would be reduced by 25 percent to accommodate
wider setbacks.
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m  Prominent Ridgeline Avoidance Area. Planning areas BP2 and PA10 overlap prominent ridgelines
identified in the City’s 2016 General Plan. Though the grading of key ridgelines are avoided facing I1-10,
the development of the Pacific Oaks Commerce Center project would result in substantial grading that
affects these prominent ridgelines. To substantially avoid the ridgelines, it is assumed that no development
in planning areas PA10 and BP2 could occur.

Because the plan area is identified in the City’s 2021-2029 Housing Element, this Alternative would also require
upzoning of the residential planning areas within the FCSP to ensure no net loss of residential housing capacity
in accordance with Senate Bill (SB) 330 and SB 166. Therefore, this Alternative would pull back several of the
residential planning areas from jurisdictional areas, these planning areas and other residential planning areas
would have a higher density compared to the Proposed Project to ensure no net loss of housing capacity in the
Housing Element.

This alternative would result in 158.1 acres of additional OS-C compared to the proposed project. However,
the additional setbacks would result in a reduction of 744 jobs and 1,393,630 square feet of nonresidential
uses compared to the Proposed Project. For the Pacific Oaks Commerce Center project, this would be a
reduction of approximately 50 percent.

Impacts of the Increased Open Space—Conservation Alternative would result in less impacts to aesthetics, air
quality, biological resoutces, cultural resources, energy, geology and soils, greenhouse gas emissions, hazards
and hazardous materials, hydrology and water quality, noise, public services, transportation, tribal cultural
resources, utilities and service systems, and wildfire. Impacts would be similar for agriculture and forestry
resources, land use and planning, mineral resources, and recreation. Impacts would be greater for population
and housing.

The Increased Open Space—Conservation Alternative would meet all of the project objectives, but would meet
Objective 3 and Objective 6 to a lesser extent due to the reduction in employment.

1.6 ISSUES TO BE RESOLVED

Section 15123(b)(3) of the CEQA Guidelines requires that an EIR contain issues to be resolved, including the
choice among alternatives and whether or how to mitigate significant impacts. With regard to the proposed
project, the major issues to be resolved include decisions by the lead agency as to:

1. Whether this SEIR adequately describes the environmental impacts of the project.

2. Whether the benefits of the project override the environmental impacts that cannot be feasibly avoided or
mitigated to a level of insignificance.

3. Whether the proposed land use changes are compatible with the character of the existing area.
4.  Whether the identified goals, policies, or mitigation measures should be adopted or modified.

5. Whether there are other mitigation measures that should be applied to the project besides the Mitigation
Measures identified in the SEIR.
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6. Whether there are any alternatives to the project that would substantially lessen any of the significant
impacts of the proposed project and achieve most of the basic project objectives.

1.7 AREAS OF CONTROVERSY

In accordance with Section 15123(b)(2) of the CEQA Guidelines, the EIR summary must identify areas of
controversy known to the lead agency, including issues raised by agencies and the public. Prior to preparation
of the SEIR, the Notice of Preparation (NOP) was distributed for comment from November 15, 2022, to
December 15, 2022. A public scoping meeting was held at the City of Yucaipa on November 30, 2022. A total
of 16 agencies/interested parties responded to the NOP. NOP comment letters received during the review
period are summarized in Chapter 2, Introduction (see Table 2-1, NOP and Scoping Meeting Comment Summary), and
identify potential environmental issues associated with the Proposed Project, including congestion-based traffic
impacts, traffic safety hazards, air quality and greenhouse gas emissions, water quality, and biological resources.

1.8 SUMMARY OF ENVIRONMENTAL IMPACTS, MITIGATION
MEASURES, AND LEVELS OF SIGNIFICANCE AFTER MITIGATION

Table ES-5, Summary of Environmental Impacts, Mitigation Measures, and Levels of Significance After Mitigation,
summarizes the conclusions of the environmental analysis contained in this EIR. Impacts are identified as
significant or less than significant, and mitigation measures are identified for all significant impacts. The level
of significance after imposition of the mitigation measures is also presented.
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Summary of Environmental Impacts, Mitigation Measures, and Levels of Significance After Mitigation

Environmental Impact

Level of Significance
Before Mitigation

Mitigation Measures

Level of Significance
After Mitigation

5.1 AESTHETICS

Impact 5.1-1: Development pursuant to the
Proposed Project would not impact scenic
vistas.

Less than significant.

No mitigation measures are required.

Less than significant

Impact 5.1-2: The Proposed Project would not
alter scenic resources within a state scenic
highway.

Less than significant.

No mitigation measures are required.

Less than significant

Impact 5.1-3: Development pursuant to the
Proposed Project would change the visual
character of the Specific Plan site but would not
conflict with applicable zoning and other
regulations governing scenic quality compared
to the land uses approved in the 2008 Certified
EIR.

Less than significant.

No mitigation measures are required.

Less than significant

Impact 5.1-4: Implementation of the FCSP
could expose people on- or off-site to
substantial light and glare which would
adversely affect day or nighttime views in the
area.

Potentially significant.

AES-1  Prior to issuance of grading permits, lighting plans and signage plans for new
development shall be reviewed by the Community Development Department
to ensure that minimal light intrusion and spill over into adjacent residential
areas occurs.

AES-2  Prior to issuance of grading permits, and during the Specific Plan review

process for future development in the Specific Plan site, the Director of
Community Development shall ensure that mirrored and highly reflective
surfaces are discouraged or, where proposed, shall be accompanied by a
design-level glare impact analysis that demonstrates no adverse visual
impairment to motorists or other visual nuisance occurs.

Specific Plan
Less than significant

Pacific Oaks Commerce
Center
Less than significant

5.2 AGRICULTURE AND FORESTRY RESOU

RCES

Impact 5.2-1: The proposed project would not {No impact No mitigation measures are required. Less than significant
convert Prime Farmland or Unique Farmland to

nonagricultural uses.

Impact 5.2-2: The proposed project would not |No impact No mitigation measures are required. Less than significant

conflict with existing zoning for agricultural use
or a Williamson Act contract.
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Table ES-5

Summary of Environmental Impacts, Mitigation Measures, and Levels of Significance After Mitigation

Environmental Impact

Level of Significance
Before Mitigation

Mitigation Measures

Level of Significance
After Mitigation

Impact 5.2-3: The proposed project would not
conflict with existing zoning for forestland, nor

would the proposed project result in the loss of
forest land on-site.

No impact

No mitigation measures are required.

Less than significant

5.3 AIR QUALITY

Impact 5.3-1: The Proposed Project would not
conflict with the South Coast AQMD’s Air
Quality Management Plan.

Potentially Significant

Specific Plan
Implementation of Mitigation Measure AQ-1 through AQ-11.

Pacific Oaks Commerce Center

Implementation of Mitigation Measure AQ-1, AQ-2, AQ-4, AQ-6 through AQ-11.

Specific Plan
Significant and
Unavoidable

Pacific Oaks Commerce
Center

Significant and

Unavoidable
Impact 5.3-2: Construction activities Potentially Significant Specific Plan Specific Plan
associated with the Proposed Project would AQ-1 In accordance with South Coast Air Quality Management District (AQMD) Significant and
generate short-term emissions that exceed Rule 403, the City will require the following measures to be taken during the  |Unavoidable

South Coast AQMD’s significance thresholds
and would cumulatively contribute to the
nonattainment designations of the SoCAB

construction of all future development projects on the Specific Plan Site

associated with the proposed Specific Plan to reduce the amount of dust and

other sources of PM10:
o Water exposed soils at least twice three times daily and maintain
equipment and vehicle engines in good condition and in proper tune;

e Wash off trucks leaving development sites and water down all
construction areas;

e  Replace ground cover on construction sites if it is determined that the
site will be undisturbed for lengthy periods;

e  Reduce speeds on unpaved roads to less than 15 miles per hour;

e  Haltall grading and excavation operations when wind speeds exceed 25

miles per hour;
e Properly maintain diesel-powered on-site mobile equipment;
e Install particulate filters on off-road construction equipment;

e Sweep streets at the end of the day if substantial visible soil material is

carried over to the adjacent streets;

Pacific Oaks Commerce
Center

Significant and
Unavoidable
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Table ES-5 Summary of Environmental Impacts, Mitigation Measures, and Levels of Significance After Mitigation

Environmental Impact

Level of Significance
Before Mitigation

Mitigation Measures

Level of Significance
After Mitigation

AQ-6

Cover all trucks hauling dirt, sand, soil or other loose material to and
from the site;

Limit truck construction traffic to non-peak times of the morning or
afternoon;

Use surfactants and other chemical stabilizers to suppress dust at
construction sites; and

Use wheel washers for construction equipment.

The City of Yucaipa shall require that applicants for new development projects
incorporate the following to reduce air pollutant emissions during construction
activities:

Use construction equipment rated by the United States Environmental
Protection Agency as having Tier 4 (model year 2008 or newer) Final or
stricter emission limits, for engines between 50 and 750 horsepower. If
Tier 4 Final equipment is not available, the applicant shall provide
documentation or demonstrate its unavailability to the City of Yucaipa
Building & Safety Division prior to the issuance of any construction
permits.

During construction, the construction contractor shall maintain a list of all
operating equipment in use on the construction site for verification by the
City of Yucaipa. The construction equipment list shall state the makes,
models, Equipment Identification Numbers, Engine Family Numbers,
and number of construction equipment on-site.

Use paints with a VOC content that meets the South Coast Air Quality
Management District Super Compliant architectural coatings standard of
10 grams per liter (g/L) or less for coating building architectural surfaces.
Use paints with a VOC content of 50 g/L or less for parking areas and
surfaces.

These identified measures shall be incorporated into all appropriate
construction documents (e.g., construction management plans) submitted to
the City and shall be verified by the City’s Planning Division.

Pacific Oaks Commerce Center

Implementation of Mitigation Measure AQ-1 and AQ-6.
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Table ES-5 Summary of Environmental Impacts, Mitigation Measures, and Levels of Significance After Mitigation

Environmental Impact

Level of Significance
Before Mitigation

Mitigation Measures

Level of Significance
After Mitigation

Impact 5.3-3: Operational activities associated
with the Proposed Project would generate long-
term emissions that exceed South Coast
AQMD’s significance thresholds that
cumulatively contribute to the nonattainment
designations of the SoCAB.

Potentially significant.

Specific Plan

AQ-2

AQ-3

AQ-4

AQ-5

AQ-7

AQ-8

All appliances installed as part of future development projects shall be energy
efficient appliances (i.e., washers/dryers, refrigerators, stoves, etc.).

Future residential development projects on the Specific Plan site shall utilize
electric fireplaces in lieu of traditional fireplaces and wood burning stoves.
Future development projects on the Specific Plan site shall install Energy Star
labeled roof materials.

Future residential development projects on the Specific Plan site shall install
energy-reducing ceiling/whole-house fans.

The City of Yucaipa shall require that project developer/facility owner for new
development projects that would use off-road equipment (e.g., forklifts and
yard trucks) in daily business operations only utilize electric-powered off-road
equipment. The project developer/facility owner shall disclose this requirement
to all tenants/business entities prior to the signing of any lease agreement. In
addition, the limitation to use only electric-powered off-road equipment shall
be included all leasing agreements.

Prior to issuance of a Business License for a new tenant/business entity, the
project developer/facility owner and tenant/business entity shall provide to the
City of Yucaipa Planning Division and Business License Division, a signed
document (verification document) noting that the project development/facility
owner has disclosed to the tenant/business entity the requirement to use only
electric-powered equipment for daily operations. This verification document
shall be signed by authorized agents for the project developer/facility owner
and tenant/business entities and retained and posted by the Business License
by the facility owner onsite. In addition, if applicable, the tenant/business
entity shall provide documentation (e.g., purchase or rental agreement) to the
City of Yucaipa Planning Division and Business License Division to verify, to
the City’s satisfaction, that any off-road equipment utilized will be electric-
powered.

Only electric standby and/or hybrid electric transport refrigeration units (E/S
TRUs) shall be utilized onsite for daily warehouse and business operations.
All E/S TRUs shall comply with the California Air Resources Board's
“Alternative Technology” requirements under Section 2477(e)(1)(A)(3) of the
California Code of Regulations, Title 13, Article 8, Chapter 9, Division 3. The

Specific Plan
Significant and
Unavoidable

Pacific Oaks Commerce
Center

Significant and
Unavoidable
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AQ-9

AQ-10

project developer/facility owner shall disclose this requirement to all
tenants/business entities prior to the signing of any lease agreement. In
addition, the limitation to use only E/S TRUs shall be included all leasing
agreements.

Prior to issuance of a Business License for a new tenant/business entity, the
project developer/facility owner and tenant/business entity shall provide to the
City of Yucaipa Planning Division and Business License Division a signed
document (verification document) noting that the project development/facility
owner has disclosed to the tenant/business entity the requirement to use only
E/S TRUs for daily operations. This verification document shall be signed by
authorized agents for the project developer/facility owner and tenant/business
entities. In addition, if applicable, the tenant/business entity shall provide
documentation (e.g., purchase or rental agreement) to the City of Yucaipa
Planning Division and Business License Division to verify, to the City's
satisfaction, that any TRUs utilized will be E/S TRUSs.

Al truck/dock bays that serve cold storage facilities within the proposed
buildings shall be electrified to facilitate plug-in capability and support use of
electric standby and/or hybrid electric transport refrigeration units. All site and
architectural plans submitted to the City of Yucaipa Planning Division shall
note all the truck/dock bays designated for electrification. Prior to the issuance
of a Certificate of Occupancy, the City of Yucaipa Building & Safety Division
shall verify electrification of the designated truck/dock bays.

To reduce idling emissions from transport trucks, signage shall be placed at
truck access gates, loading docks, and truck parking areas that identify
applicable California Air Resources Board (CARB) anti-idling regulations (e.g.,
Rule 2485). At minimum, each sign shall include: 1) instructions for truck
drivers to shut off engines when not in use; 2) instructions for drivers of diesel
trucks to restrict non-essential idling to no more than two consecutive minutes
(compared to five minutes currently allowed under Rule 2485); and 3)
telephone numbers of the building facilities manager and CARB to report
violations. All signage shall be made of weather-proof materials. All site and
architectural plans submitted to the City of Yucaipa Planning Division shall
note the locations of these signs. Prior to issuance of the Certificate of
Occupancy, the City of Yucaipa Building & Safety Division shall verify the
installation of these signs.
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AQ-11  Alllandscaping equipment (e.g., leaf blower) used for property management
shall be electric-powered only in line with new requirements from the
California Air Resources Board for small off-road engines. The property
manager/facility owner shall provide documentation (e.g., purchase, rental,
and/or services agreement) to the City of Yucaipa Planning Division to verify,
to the City’s satisfaction, that all landscaping equipment utilized will be

electric-powered.

Pacific Oaks Commerce Center

Implementation of Mitigation Measures AQ-2 and AQ-4, and new Mitigation Measures
AQ-7 through AQ-11.

Impact 5.3-4: Construction of the Proposed
Project could expose sensitive receptors to
substantial pollutant concentrations of toxic air
contaminants.

Specific Plan
Potentially significant.

Pacific Oaks Commerce
Center
Less than significant.

Specific Plan
Implementation of Mitigation Measure AQ-6.

Pacific Oaks Commerce Center

No mitigation measures are required.

Specific Plan
Significant and
Unavoidable

Pacific Oaks Commerce
Center
Less than significant

Impact 5.3-5: Operation of the Proposed
Project would expose sensitive receptors to
substantial pollutant concentrations of criteria
air pollutants and toxic air contaminants.

Potentially Significant.

Specific Plan
Implementation of Mitigation Measures AQ-2 through AQ-5 and new Mitigation Measures
AQ-7 through AQ-11.

Pacific Oaks Commerce Center

Implementation of Mitigation Measures AQ-2 and AQ-4, and new Mitigation Measures
AQ-7 through AQ-11.

Specific Plan
Less than significant

Pacific Oaks Commerce
Center
Less than significant

Impact 5.3-6: The Proposed Project would not
result in other emissions that would adversely
affect a substantial number of people.

Less than significant.

No mitigation measures are required.

Less than significant
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5.4 BIOLOGICAL RESOURCES
Impact 5.4-1: Development of the Proposed  |Potentially Significant. Specific Plan Specific Plan
Project could impact special-status plant and B-6 Focused Special-Status Plant Survey and Avoidance. Outside the focused |Less than significant

wildlife species within the plan area.

survey area (see Figure 5.4-1, Biological Resources Study Area), a focused

special-status plant survey shall be conducted prior to ground-disturbing

activities. The survey shall be conducted for Nevin’s barberry, smooth
tarplant, Parry’s spineflower, slender-horned spineflower, Santa Ana River
woollystar, California satintail, Hall's monardella, salt spring checkerbloom,
and San Bernardino aster, or as otherwise required by an updated habitat
assessment conducted by a qualified biologist. Surveys shall occur at the
appropriate time of year to capture the characteristics necessary to identify
the taxon. Surveys shall be conducted consistent with California Native Plant

Society, U.S. Fish and Wildlife Service, and California Department of Fish and

Wildlife protocols and by a qualified botanist knowledgeable of the local flora.

The results of the survey shall be summarized in a report and would be valid

for two years. If no special-status plants are found during the survey, no

further mitigation would be required.

If special-status plants are observed, the full extent of the occurrence of a

special-status plant species within the survey area shall be recorded using

GPS. The location of each special-status plant occurrence shall be mapped

and number of individuals for each occurrence documented. The outer extent

of each occurrence shall be flagged for avoidance (to the extent feasible).

For direct impacts to special-status plant species, one or a combination of the

following strategies shall be implemented:

e  Avoidance and Minimization. Impacts to special-status plant
occurrences shall be avoided to the greatest extent possible and
minimized where avoidance is not feasible. Where Project impacts to
special-status plant species cannot be avoided, mitigation is required
and is discussed further below.

e  Salvage. If impacts to special-status plants cannot be avoided and it is
feasible to effectively salvage the plants, a qualified ecologist shall
develop a restoration and mitigation plan based on the life history of the
species impacted, as necessary, to mitigate Project impacts. The plan
shall include, at minimum, (a) collection/salvage measures for plants

Pacific Oaks Commerce
Center
Less than significant
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and/or seed banks to retain intact soil conditions and maximize success
likelihood; (b) details regarding storage of plants and/or seed banks; (c)
location of the proposed recipient site and detailed site preparation and
plant introduction technique details for top soil storage, as applicable; (d)
time of year that the salvage and replanting or seeding shall occur and
the methodology of the replanting; (€) a description of the irrigation, if
used; (f) success criteria; and (g) a detailed monitoring program,
commensurate with the plan’s goals.

Construction-Related Indirect Impacts to Biological Resources. Prior to
issuance of a construction permit within 500 feet of proposed open space
(conserved and non-conserved), suitable habitat for special-status species
with potential to occur in the project site, aquatic resources, or sensitive
vegetation communities, construction plans and conditions of approval shall
include the following to address indirect impacts:

Biological Monitoring. A qualified project biologist approved by the City
of Yucaipa shall monitor ground-disturbing and vegetation-clearing
activities for the duration of the project to ensure that practicable
measures are being employed to avoid incidental disturbance of habitat,
species of concern, and other sensitive biological resources outside the
Project footprint. Once ground-disturbing and vegetation-clearing
activities are complete, the Project biologist shall conduct weekly checks
to inspect construction, staking, or flagging (see “Delineation of Property
Boundaries,” below) and ensure that all applicable requirements from
the mitigation measures are being upheld.

Worker Environmental Awareness Training. Prior to grading, a pre-
construction meeting shall be required that includes a training session
for Project personnel by a qualified biologist. The training shall include
(1) a description of the species of concern and its habitats; (2) the
general provisions of the applicable regulations pertaining to biological
resources, including the Endangered Species Act and the Clean Water
Act; (3) the need to adhere to the provisions of the Endangered Species
Act, the Clean Water Act, and other applicable regulations; (4) the
penalties associated with violating the provisions of the Endangered
Species Act, Clean Water Act, and other applicable regulations; (5) the
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general measures that are being implemented to conserve the species
of concern as they relate to the project; and (6) the access routes to the
project site and the boundaries within which the project activities must
be accomplished. Additionally, the training shall include the measures
and mitigation requirements for the applicable resources. Copies of the
mitigation measures and any required permits from the resource
agencies will be made available to construction personnel and
maintained in the construction site trailer, and be made available in
alternate languages, if necessary.

Delineation of Property Boundaries. Before beginning activities that
would cause impacts, the contractor shall, in consultation with the
biological monitor, clearly delineate the boundaries within which the
impacts will take place with fencing, stakes, or flags, consistent with the
grading plan. All impacts outside the fenced, staked, or flagged areas
shall be avoided, and all fencing, stakes, and flags shall be maintained
until the completion of impacts in that area. In addition, any avoided
environmental resources will be clearly delineated.

Standard Dust Control Measures. Standard dust control measures as
per the South Coast Air Quality Management District shall be
implemented to reduce impacts on nearby plants and wildlife. Measures
include controlling speed to 15 mph or less on unpaved roads, replacing
ground cover in disturbed areas as quickly as possible, frequently
watering active work sites, installing shaker plates, and suspending
excavation and grading operations during periods of high winds.
Stormwater Pollution Prevention Plan. Prior to issuance of a grading
permit for construction, the applicant shall submit a Stormwater Pollution
Prevention Plan (SWPPP) to the City of Yucaipa that specifies best
management practices to prevent all construction pollutants from
contacting stormwater, with the intent of keeping sedimentation or any
other pollutants from moving off-site and into receiving waters. The
requirements of the SWPPP shall be incorporated into design
specifications and construction contracts. Best management practices
categories employed on-site would include erosion control, sediment
control, and non-stormwater (good housekeeping). Best management
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practices recommended for the construction phase shall include, but not
be limited to:

o

o

Limit grading to the minimum area necessary for construction,
operation, and decommissioning of the Project

Limit vegetation disturbance/removal to the maximum extent
practicable

Implement fiber rolls and sandbags around drainage areas and the
site perimeter

Stockpile and dispose of demolition debris, concrete, and soil
properly

Install a stabilized construction entrance/exit and stabilize
disturbed areas

Ensure proper protections for fueling and maintenance of
equipment and vehicles

Manage waste, aggressively controlling litter, and implementing
sediment controls

Stabilize soil in disturbed areas by revegetation

The following water quality measures will be included in the SWPPP:

o

Erodible fill material shall not be deposited into water courses.
Brush, loose soils, or other similar debris material shall not be
stockpiled within the stream channel or on its banks.

Projects shall be designed to avoid the placement of equipment
and personnel within the stream channel or on sand and gravel
bars, banks, and adjacent upland habitats used by target species
of concern, as feasible. Projects that cannot be constructed without
placing equipment or personnel in sensitive habitats shall be timed
to avoid the breeding season of riparian species.

When stream flows must be diverted, the diversions shall be
conducted using sandbags or other methods requiring minimal
instream impacts. Silt fencing or other sediment trapping materials
shall be installed at the downstream end of construction activity to
minimize the transport of sediments off-site. Settling ponds where
sediment is collected shall be cleaned out in @ manner that
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B-8

prevents the sediment from reentering the stream. Care shall be
exercised when removing silt fences, as feasible, to prevent debris
or sediment from returning to the stream.

o Water pollution and erosion control plans shall be developed and
implemented in accordance with the Regional Water Quality
Control Board.

Minimize Spills of Hazardous Materials. All vehicles and equipment

shall be maintained in proper condition to minimize the potential for

fugitive emissions of motor oil, antifreeze, hydraulic fluid, grease, or
other hazardous materials. Hazardous spills shall be immediately
cleaned up, the contaminated soil shall be immediately cleaned up, and

the contaminated soil shall be properly handled or disposed of at a

licensed facility. Servicing of construction equipment shall take place

only at a designated staging area.

Invasive Weeds. To reduce the spread of invasive plant species,

landscape plants shall not be on the most recent version of the

California Invasive Plant Council’s California Invasive Plant Inventory

(http://www.cal-ipc.org/ip/inventory/index.php).

Night Work. All construction activities will be conducted during the

daytime, and lights will not be kept on overnight in the construction area,

as practicable. If night lighting is required during construction activities,
all exterior lighting along undeveloped land shall be fully shielded and
directed downward in a manner that will prevent light spillage or glare
into the adjacent open space.

Long-Term Indirect Impacts to Biological Resources. Prior to issuance of
a construction permit within 500 feet of proposed open space (conserved and
nonconserved), suitable habitat for special-status species with potential to
occur in the Project site, aquatic resources, or sensitive vegetation
communities, construction plans and conditions of approval shall include the
following to address indirect impacts to special-status species:

Runoff: Future development within 500 feet of proposed open space
(conserved and nonconserved), suitable habitat for special-status
species with potential to occur in the Project site, aquatic resources, or
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sensitive vegetation communities shall incorporate measures, including
measures required through the National Pollutant Discharge Elimination
System requirements, to ensure that the quantity and quality of runoff
discharged is not altered in an adverse way when compared with
existing conditions. In particular, measures shall be put in place to avoid
discharge of untreated surface runoff from developed and paved areas
into proposed open space or suitable habitat for special-status species.
Stormwater systems shall be designed to prevent the release of toxins,
chemicals, petroleum products, exotic plant materials, or other elements
that might degrade or harm biological resources or ecosystem
processes. This can be accomplished using a variety of methods
including natural detention basins, grass swales, or mechanical trapping
devices. Runoff control systems shall receive regular maintenance to
ensure their effective operations.

Toxicants: Land uses that use chemicals or generate bioproducts such
as manure, fertilizer, or vineyard waste that are potentially toxic or may
adversely affect plant species, wildlife species, habitat, or water quality
shall incorporate measures to ensure that application of such chemicals
does not result in discharges. Measures such as those employed to
address drainage issues shall be implemented.

Lighting: Night lighting shall be directed away from proposed open
space and/or suitable habitat for special-status species to protect
species from direct night lighting. Shielding shall be incorporated in
Project designs to ensure ambient lighting is not increased. Any trails
that intersect proposed open space will not include night lighting.

Noise: Proposed noise-generating land uses affecting suitable habitat
for special-status species shall incorporate setbacks, berms, or walls to
minimize the effects of noise on resources pursuant to applicable rules,
regulations, and guidelines related to land use noise standards. For
planning purposes, wildlife should not be subject to noise that would
exceed residential noise standards.

Invasive Species: When approving landscape plans for future
development, emphasis will be placed on using native species that occur
in the region. Invasive, nonnative plant species listed on the most recent
California Invasive Plant Council inventory (https://www.cal-
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B-9

ipc.org/plants/inventory/) with a rating of moderate or high shall not be

included in landscaping.

e  Barriers: Future development shall incorporate barriers, where
appropriate in individual project designs, to minimize unauthorized public
access, domestic animal predation, illegal trespass, or dumping in
proposed open space and/or suitable habitat for special-status wildlife.
Such barriers may include native landscaping, rocks/boulders, fencing,
walls, signage, and/or other appropriate mechanisms. Any proposed
trails through open space will have gates that close at nighttime, as well
as signage and appropriate barriers to keep people and domestic
animals on the trail.

o Restoration of Temporary Impacts: Prior to issuance of a grading or
construction permit within the Project, grading and construction plans
shall include the following note regarding any temporary impacts to
uplands:

o Site construction areas subjected to temporary ground disturbance
in undeveloped areas shall be subjected to revegetation with an
application of a native seed mix, if necessary, prior to or during
seasonal rains to promote passive restoration of the area to pre-
Project conditions (except that no invasive plant species will be
restored). An area subjected to “temporary” disturbance means
any area that is disturbed but will not be subjected to further
disturbance as part of the project. If any grading occurred in areas
intended to remain undeveloped, the site will be recontoured to
natural grade. This measure does not apply to situations in
urban/developed areas that are temporarily impacted and will be
returned to an urban/developed land use. Prior to seeding
temporary ground disturbance areas, the project biologist will
review the seeding palette to ensure no seeding of invasive plant
species, as identified in the most recent version of the California
Invasive Plant Inventory for the region.

Pre-construction Pond Check for Western Spadefoot. A pre-construction
pond check by a qualified biologist shall occur within the construction area
prior to the rainy season before start of construction activities. If no potential
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B-10

habitat for western spadefoot is found during the survey, no further mitigation
would be required.

If potential habitat for western spadefoot is identified, construction fencing
appropriate for amphibian exclusion will be installed around the construction
area. A pre-construction pond check and focused survey for western
spadefoot will be conducted the winter prior to grading activities in the
construction area. The pond check will occur within 24 hours of the winter
season’s first three rain events and prioritize ponded features that hold water
for 45 days or greater. Ideally, these rain events would produce a minimum of
0.2 inch during a 24-hour period.

If western spadefoot are detected during surveys in the fenced construction
footprint, then biologists shall collect western spadefoot adults from areas
within 300 feet of known occupied pools. Adults shall be relocated outside of
the construction footprint to portions of the conserved open space (see
Mitigation Measure B-10, Wildlife Movement) that have suitable breeding
habitat and few or no western spadefoot individuals. Relocation of western
spadefoot will follow the latest amphibian handling guidelines provided by the
U.S. Geological Survey.

Wildlife Movement. Future development of the Project outside of the Pacific
Oaks Commerce Center will prioritize the configuration of open space such
that Yucaipa Creek (NWW-01), Oak Glen Creek (NWW-02), and Yucaipa
Creek’s tributary (NWW-03) are able to support move-through streambed and
upland habitat for wildlife. Approximately 155 acres will be placed under long-
term protection (i.e., conservation easement or other protective mechanism,
such as the donation of land to the City for maintaining permanent open
space), with configuration generally consistent with the Land Use Plan (Figure
3-7, Proposed Land Use Plan, of this SEIR).

The following conditions will be implemented among the land use categories

outlined in Figure 3-7:

e Agricultural Tourism (AT): The existing Live Oak Canyon Farm will not
change from existing condition as a part of the Specific Plan. Existing
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condition includes full avoidance of Yucaipa Creek by farm operations.
Live Oak Canyon Farm will continue to avoid Yucaipa Creek.

Planning Area C 6: Commercial development associated with C-6 will
avoid Yucaipa Creek’s tributary (NWW-03) and be clustered to leave a
sufficient buffer from the existing drainage to allow for wildlife movement.
Planning Area PA 11: Residential development associated with PA 11
will avoid Yucaipa Creek’s tributary (NWW-03) and be clustered to leave
a sufficient buffer from the existing drainage for wildlife movement.
Planning Area BP 4: Business park development in BP 4 will avoid
Yucaipa Creek (NWW-01) and be clustered to leave a sufficient buffer
from the existing drainage to allow for wildlife movement.

Throughout the conserved open space, the following measures will be
implemented:

Lighting will be directed toward development and shielded away from the
open space.

Trails will not be in use from dusk to dawn, pets must be on leashes, and
the trails will only be used for hiking.

Trails may be temporarily closed to control unauthorized access.

Future development must be consistent with the City of Yucaipa General Plan
Environmental Impact Report, which includes the following design standards
for habitat connectivity:

Adhere to low density zoning standards.

Encourage clustering of development.

Avoid known sensitive biological resources.

Provide shielded lighting adjacent to sensitive habitat areas.
Encourage development plans that maximize wildlife movement.
Provide buffers between development and wetland/riparian areas.
Protect wetland/riparian areas through regulatory agency permitting
process.

Encourage wildlife-passable fence designs (e.g., three-strand barbless
wire fence) on property boundaries.
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e  Encourage preservation of native habitat on the undeveloped remainder
of developed parcels.

e Minimize road/driveway development to help prevent loss of habitat due
to roadkill and habitat loss.

e Use native, drought-resistant plant species in landscape design.
e Encourage participation in local/regional recreational trail design effort.

Pre-construction Nesting Bird Survey. Construction activities shall avoid
the migratory bird nesting season (typically January 1 through September 30)
to reduce any potential significant impact to birds that may be nesting within
the construction area. If construction activities must occur during the migratory
bird nesting season, an avian nesting survey of the Project site and within 500
feet of all impact areas must be conducted to determine the
presence/absence of fully protected species (including white-tailed kite),
protected migratory birds, and active nests. The avian nesting survey shall be
performed by a qualified wildlife biologist within 72 hours prior to the start of
construction in accordance with the Migratory Bird Treaty Act and California
Fish and Game Code Sections 3503, 3503.5, and 3513. If an active bird nest
is found, the nest shall be flagged and mapped on the construction plans
along with an appropriate buffer established around the nest, which will be
determined by the biologist based on the species’ sensitivity to disturbance
(typically 300 feet for passerines and 500 feet for raptors and special-status
species). The nest area shall be avoided until the nest is vacated and the
juveniles have fledged. The nest area shall be demarcated in the field with
flagging and stakes or construction fencing. On-site construction monitoring
shall also be conducted when an active nest buffer is in place. No Project
activities may encroach into established buffers without the consent of a
monitoring biologist. The buffer shall remain in place until it is determined the
nestlings have fledged and the nest is no longer considered active.

Pre-construction Burrowing Owl Surveys and Avoidance. One pre-

construction burrowing owl survey shall be completed no more than 14 days
before initiation of site preparation or grading activities and a second survey
shall be completed within 24 hours of the start of site preparation or grading
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activities. If ground-disturbing activities are delayed or suspended for more
than 30 days after the pre-construction surveys, the Project site shall be
resurveyed. Surveys for burrowing owl shall be conducted in accordance with
protocols established in the Staff Report on Burrowing Owl Mitigation,
prepared by the California Department of Fish and Game (now California
Department of Fish and Wildlife [CDFW]), in 2012 or current version.

If burrowing owls are detected, a burrowing owl relocation plan shall be
prepared and implemented in consultation with the City of Yucaipa. The
relocation plan shall discuss the avoidance of disturbance to burrows
during the nesting season for burrowing owls (February 1 through
August 31) as well as the appropriate buffers to be established around
occupied burrows, as determined by a qualified biologist. No Project
activities shall be allowed to encroach into established buffers without
the consent of a monitoring biologist. The buffer shall remain in place
until it is determined that occupied burrows have been vacated or the
nesting season has completed.

Outside of the nesting season, passive owl relocation techniques
approved by CDFW shall be implemented. Owls shall be excluded from
burrows in the immediate Project area and within a buffer zone if there is
a threat to the surface or subterranean burrow structure, by installing
one-way doors in burrow entrances. These doors will be placed at least
48 hours prior to ground-disturbing activities. The Project area shall be
monitored daily for one week to confirm owl departure from burrows prior
to any ground-disturbing activities. Compensatory mitigation for
permanent loss of owl habitat will be provided following the guidance in
the CDFW 2012 Staff Report on Burrowing Owl Mitigation or current
version.

Where possible, burrows will be excavated using hand tools and refilled
to prevent reoccupation. Sections of flexible plastic pipe shall be inserted
into the tunnels during excavation to maintain an escape route for any
wildlife inside the burrow.

Pre-construction Clearance Surveys. Pre-construction clearance surveys

for special-status wildlife shall be conducted by a qualified Project biologist
within 14 days of the initiation of ground disturbance or vegetation clearing
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within and adjacent to construction areas. Surveys shall be appropriate for

detecting potentially occurring species, such as Dulzura pocket mouse,

northwestern San Diego pocket mouse, Stephens’ kangaroo rat, San Diego
desert woodrat, Los Angeles pocket mouse, Southern California legless lizard,

California glossy snake, coastal tiger whiptail, red diamondback rattlesnake,

Blainville’s horned lizard, and coast patch-nosed snake. Surveys need not be

conducted in all areas simultaneously as long as they are conducted within 14

days of the initiation of ground disturbance or vegetation clearing in each area

individually. If special-status species are detected, appropriate buffers shall be
established, as necessary and appropriate for the species, unless it is not
feasible to avoid the species. If possible, nonlisted special-status wildlife
species may be captured and relocated to suitable habitat nearby where they
are safe from construction activities. Surveys and relocation of these species
may only be conducted by the qualified Project biologist.

e Ifnonlisted special-status reptiles or small mammals are detected, they
will be moved out of harm’s way.

e The project biologist shall remain available at all times after initiation of
ground disturbance or vegetation clearing in case special-status wildlife
species enter the construction area. If nonlisted special-status species
are detected in the construction area after initiation of ground
disturbance or vegetation clearing, the qualified Project biologist shall
take measures to move the species or encourage it to move, to a safe
place away from construction activities.

Pre-construction Bat Survey and Avoidance. The Project contains
potentially suitable roosting and/or foraging habitat to support western mastiff
bat. Potential impacts to bats by the Project may occur through direct removal
of occupied roosts or indirectly through the removal of suitable foraging
habitat. To determine if bats are currently roosting or foraging on the Project
site, and to determine the level of impact that may occur by the Project, the
following measures shall apply.

e  Pre-construction Survey. A pre-construction clearance survey for bats
will be conducted at a minimum of one month prior to the start of
construction to determine if any bats are currently roosting within
buildings on the project site. The pre-construction survey will consist of a
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daytime roost assessment by a qualified bat biologist to determine if any

bats or signs of active roosting are present. An emergence survey at

dusk will be conducted after the roost assessment is completed to
observe if any bats are emerging from suitable roost locations on the

Project site. Additionally, active and passive acoustic monitoring will be

concurrent with the emergence survey to determine if any bats are

echolocating within the Project site, identify the echolocating species,
and determine the level of bat activity on site. Passive acoustic detectors
will be deployed for a minimum of three nights. Once retrieved, bat
echolocation calls will be analyzed off site using Sonobat software and
manual vetting to identify calls to the species level. If no bats are
observed during the pre-construction survey, the Project may commence
without potential impacts to bats. However, if bats are observed roosting
in the project site, additional measures will be required as follows.

o  Maternity Roosting Season Avoidance. All Project-related
activities, including bat roost exclusion, shall occur outside the
general bat maternity roosting season of March through August.
Roost exclusion must only occur during the time when bats are
most active (early spring or fall) to increase the potential to exclude
all bats from buildings and minimize the potential for a significant
impact to occur by avoiding the maternity roosting season.

o Replacement Roost Installation. One month prior to the
exclusion of bats from the buildings, the applicant will procure and
install one or two bat boxes from a reputable vendor, such as Bat
Conservation and Management, to allow bats sufficient time to
acclimate to a new potential roost location. The bat boxes shall be
installed within close proximity to the buildings and in an area that
is within close proximity to suitable foraging habitat. The bat boxes
will be oriented to the south or southwest, and the area chosen for
the bat boxes must receive sufficient sunlight (at least six hours) to
allow the bat boxes to reach an optimum internal temperature
(approximately 90°F) to mimic the existing bat roost. The bat
boxes will be suitable to house crevice-roosting bat species,
including Mexican free-tailed bat, and large enough to contain a
minimum of 50 bats (e.g., Four Chamber Premium Bat House).
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B-15

The bat boxes shall be installed on a 20-foot pole in an area that
will be preserved by the Project.

o Roost Exclusion. Approximately one month after bat boxes have
been installed, exclusion of the existing roost within the buildings
will occur. The primary exit points for roosting bats will be
identified, and all secondary ingress/egress locations on the
buildings will be covered with a suitable material (e.g., tarp or wood
planks) to prevent bats from leaving from other locations. The
primary exit point will remain uncovered to allow exclusion devices
to be installed. Exclusion devices will consist of plastic sheeting or
a screen (with mesh one-sixth of an inch or smaller) installed at the
top and allowing bats to leave but not return. The exclusion
devices will be installed at night to increase the potential that bats
have already left the roost and are less likely to return. Exclusion
devices will be left in place for a one-week period to ensure any
remaining bats in the buildings are excluded. A passive acoustic
monitoring detector will also be deployed during the exclusion
period to verify excluded species and monitor if bat activity has
decreased during the exclusion period. Periodic monitoring during
the exclusion period shall also be conducted to observe if any bats
are still emerging from the buildings, and an active monitoring
survey shall be conducted on the final night of exclusion to ensure
no bats are emerging from the buildings and determine exclusion
has been successful. Any continued presence of roosting bats will
require an adjustment to the exclusion devices and schedule.

Pre-construction American Badger Survey and Avoidance. Impacts to
American badger individuals and wintering and natal dens shall be avoided
and minimized during construction activities through the following measures.

Pre-construction Surveys (Wintering). During the colder months
(generally between November 1 and February 15, when daily
temperatures do not exceed 45°F), pre-construction surveys shall be
conducted by the Project biologist in suitable habitat no earlier than 14
days prior to construction activities to determine whether American
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badger winter dens are present within the construction zone or within
100 feet of the construction zone boundary.

Avoidance Measures (Wintering). If an American badger winter den is
occupied within the construction zone or within 100 feet of the
construction zone, the den location shall be clearly marked with fencing
or flagging in @ manner that does not isolate the badger from intact
adjacent habitat or prevent the badger from accessing the den, to avoid
inadvertent impacts on the den. If it is not practicable to avoid the
wintering den during construction activities, an attempt will be made to
trap or flush the individual and relocate it to suitable open space habitat.
Additionally, badgers can be relocated by slowly excavating the burrow,
either by hand or mechanized equipment under the direct supervision of
the Project biologist, removing no more than four inches at a time. After
necessary trapping, flushing, or burrow excavation is completed,
construction may proceed and the vacated winter den may be collapsed.
If trapping is required, trapping will be limited to November 16 through
the last day of February in accordance with Section 461, Title 14 of the
California Code of Regulations (14 CCR 461). A written report
documenting the badger removal shall be provided to the California
Department of Fish and Wildlife within 30 days of relocation.
Pre-construction Surveys (Natal Dens). During the late winter and
summer (generally from March 15 through July 31), when American
badgers may use natal dens for birthing and pup rearing, pre-
construction surveys shall be conducted by the Project biologist no
earlier than 14 days prior to ground-disturbing construction activities to
determine whether American badger natal dens are present within the
Project construction zone or within 200 feet of the construction zone.
Avoidance Measures (Natal Dens). If natal dens are detected during
construction, construction activities shall be halted within 200 feet of the
natal den. This buffer may be reduced based on the location of the den
or type of construction activity and at the direction of the project
biologist. Construction activities shall not preclude the ability of the
documented badgers to disperse to on-site open space or off-site habitat
when the natal den is vacated (i.e., habitat suitable for dispersal must be
maintained until dispersal occurs). Construction will be postponed or
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B-16

halted in these areas until it is determined by the Project biologist that
the young are no longer dependent on the natal den. To avoid
inadvertent impacts during construction and to ensure that construction
activities are at least 200 feet from active natal dens, any active natal
dens within the survey area shall be clearly marked with fencing or
flagging in @ manner that will not inhibit normal behavioral activities (e.g.,
foraging and dispersing from the site) by the mother and pups.

Pre-construction Survey for Crotch Bumble Bee. A pre-construction
survey for Crotch bumble bee (Bombus crotchii) shall occur within the
construction area during the primary flight period for workers and males (April
1 through August 31) and prior to the start of construction activities. The
survey shall ensure that no nests for Crotch bumble bee are within the
construction area. Crotch bumble bee is a habitat generalist, ground-nesting
bee. Surveys and other relevant recommendations will be in accordance with
the most recent protocol available at the time of the surveys.

In the event an Incidental Take Permit is needed, mitigation for direct impacts
to Crotch bumble bee will be fulfilled through compensatory mitigation at a
minimum 1:1 nesting habitat replacement of equal or better function and value
to those impacted by the project, or as otherwise determined through the
Incidental Take Permit process. Mitigation will be accomplished either through
off-site conservation or through a mitigation bank approved by the California
Department of Fish and Wildlife. If mitigation is not purchased through a
mitigation bank, and lands are conserved separately, a cost estimate will be
prepared to estimate the initial start-up costs and ongoing annual costs of
management activities for the management of the conservation easement
area(s) in perpetuity. The funding source will be in the form of an endowment
to help the qualified natural lands management entity that is ultimately
selected to hold the conservation easement(s). The endowment amount will
be established following the completion of a Project-specific Property Analysis
Record to calculate the costs of in-perpetuity land management. The Property
Analysis Record will take into account all management activities required in
the Incidental Take Permit to fulfill the requirements of the conservation
easement(s), which are currently in review and development.
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B-17

B-18

Burrowing Owl Protocol Survey. A protocol burrowing owl survey shall be
conducted by a qualified biologist outside the focused survey area (see Figure
5.4-1, Biological Resources Study Area) prior to ground-disturbing activities.
Surveys shall be conducted in accordance with the California Department of
Fish and Game (now California Department of Fish and Wildlife) 2012 Staff
Report on Burrowing Owl Mitigation or current version. The results of the
survey shall be summarized in a report and will be valid for a maximum of two
years. If no burrowing owl are found during the survey, no further mitigation
will be required; however, the Project must comply with Mitigation Measure B-
12, Pre-construction Burrowing Owl Surveys and Avoidance.

If burrowing owl are detected, the full extent of the occurrence of occupied
burrowing owl habitat in the survey area shall be recorded using GPS. The
outer extent of each occurrence shall be flagged for avoidance (to the extent
feasible).

Direct impacts to burrowing owl shall be avoided to the greatest extent
possible and minimized where avoidance is not feasible. Where Project
impacts to burrowing owl cannot be avoided, a burrowing owl protection plan
will be prepared and implemented, as summarized in Mitigation Measure B-
12.

Least Bell’s Vireo Protocol Survey. A focused habitat assessment shall be
conducted for future development outside of the focused survey area (see
Figure 5.4-1, Biological Resources Study Area). If suitable habitat is present,
a protocol least Bell's vireo survey shall be conducted by a qualified biologist
within suitable riparian habitat prior to ground-disturbing activities. Surveys
shall be conducted in accordance with the U.S. Fish and Wildlife Service
(USFWS) 2001 Least Bell's Vireo Survey Guidelines, or current version. The
results of the survey shall be summarized in a report and valid for a maximum
of two years. If no least Bell's vireo are found during the survey, no further
mitigation would be required.

If least Bell's vireo are detected, the Project shall receive authorization for
take of least Bell’s vireo from USFWS through the federal Endangered
Species Act Incidental Take Permit process, including the preparation of a
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Biological Assessment. Any measures determined to be necessary through
the Incidental Take Permit process to offset impacts to least Bell’s vireo may
supersede measures provided in this California Environmental Quality Act
document and shall be incorporated into the habitat mitigation and monitoring
plan.

Mitigation for direct impacts to least Bell's vireo will be fulfilled through
compensatory mitigation at a 2:1 habitat replacement of equal or better
function and value as the habitat impacted by the project, or as otherwise
determined through the Incidental Take Permit process. Mitigation will be
accomplished either through off-site conservation or through a mitigation bank
approved by USFWS. If mitigation is not purchased through a mitigation bank
and lands are conserved separately, a cost estimate will be prepared to
estimate the initial start-up costs and ongoing annual costs of management
activities for the management of the conservation easement area(s) in
perpetuity. The funding source will be in the form of an endowment to help the
qualified natural lands management entity that is ultimately selected to hold
the conservation easement(s). The endowment amount will be established
following the completion of a Project-specific Property Analysis Record to
calculate the costs of in-perpetuity land management. The Property Analysis
Record will take into account all management activities required in the
Incidental Take Permit to fulfill the requirements of the conservation
easement(s), which are currently in review and development.

Pacific Oaks Commerce Center

Implementation of Mitigation Measures B-7 (Construction-Related Indirect Impacts to
Biological Resources), B-8 (Long-Term Indirect Impacts to Biological Resources), B-9
(pre-construction pond check), B-11 (pre-construction nesting bird survey), B-12 (pre-
construction burrowing owl surveys and avoidance), B-13 (pre-construction clearance
surveys), B-14 (pre-construction bat survey and avoidance), B-15 (pre-construction
American badger survey and avoidance), and B-16 (pre-construction survey for crotch
bumble bee) for direct and indirect impacts to sensitive species.

Impact 5.4-2: Future development within the  |Specific Plan
plan area could result in the loss of sensitive  |Potentially significant.
natural communities, including riparian habitat.

Specific Plan

Specific Plan
Less than significant
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Pacific Oaks Commerce
Center
Less than significant.

Implementation of Mitigation Measures B-7 (Construction-Related Indirect Impacts to
Biological Resources), B-8 (Long-Term Indirect Impacts to Biological Resources) and the
following additional new Mitigation Measures:

B-19

Aquatic Resource Avoidance, Permitting, and Protection. The Specific
Plan area supports aquatic resources that are considered jurisdictional under
the U.S. Army Corps of Engineers (USACE), the Regional Water Quality
Control Board (RWQCB), and the California Department of Fish and Wildlife
(CDFW). If aquatic resources are fully avoided, no further mitigation would be
required. However, the project must comply with Mitigation Measure B-7
(Construction-Related Indirect Impacts to Biological Resources), and
Mitigation Measure B-8 (Long-Term Indirect Impacts to Biological Resources).
If full avoidance is not possible, prior to construction activity, the applicant
shall coordinate with USACE and the Santa Ana RWQCB (Region 8) to
ensure conformance with the requirements of Section 404 and Section 401 of
the Clean Water Act and the Porter-Cologne Water Quality Control Act. Prior
to activity within CDFW-jurisdictional streambed or associated riparian habitat,
the applicant shall coordinate with CDFW (Inland Deserts Region 6) about
conformance to the Lake and Streambed Alteration permit requirements.
Future development shall mitigate to ensure no-net-loss of waters at a
minimum of 1:1 with establishment or re-establishment credits for impacts on
aquatic resources as a part of an overall strategy to ensure no net loss, or at a
higher ratio if establishment or re-establishment credits are not available.
Mitigation shall be completed through use of a mitigation bank or other
applicant-sponsored mitigation. Final mitigation ratios and credits shall be
determined in consultation with USACE, RWQCB, and/or CDFW based on
agency evaluation of current resource functions and values and through each
agency’s respective permitting process.

Should applicant-sponsored mitigation be implemented, a habitat mitigation
and monitoring plan shall be prepared in accordance with resource agency
guidelines and approved by the agencies in accordance with the proposed
program permits. The habitat mitigation and monitoring plan will include but is
not limited to a conceptual planting plan including planting zones, grading,
and irrigation, as applicable; a conceptual planting plant palette; a long-term
maintenance and monitoring plan; annual reporting requirements; and

Pacific Oaks Commerce
Center
Less than significant
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proposed success criteria. Any off-site applicant-sponsored mitigation shall be
conserved and managed in perpetuity.

B-20 Sensitive Upland Vegetation Avoidance and Mitigation. The Specific Plan
area supports sensitive vegetation communities, including Menzies'’s
goldenbush scrub and Palmer’s goldenbush scrub. Future development
should avoid these communities. If sensitive upland vegetation communities
are fully avoided, no further mitigation will be required.

If full avoidance is not possible, prior to construction activities, the applicant
shall mitigate for direct impacts to sensitive vegetation communities at a 1:1
ratio through either a mitigation bank or applicant-responsible mitigation. If
applicant-responsible mitigation is performed, a mitigation plan must be
prepared. The mitigation plan shall include: (1) the mitigation type (e.g.,
preservation, creation); (2) location of mitigation; (3) evaluation of how the
functions and values of the impacted vegetation communities will be
mitigated; (4) an implementation plan; (5) maintenance requirements; (6)
monitoring requirements; (7) reporting requirements; (8) contingency
measures; (9) long-term management; and (10) funding assurances

Pacific Oaks Commerce Center

No impacts were identified and no mitigation measures are required.

Impact 5.4-3: Future development within the  |Potentially Significant.
plan area could impact jurisdictional aquatic
resources within the plan area.

Specific Plan

Implementation of Mitigation Measures B-19 (Aquatic Resource Avoidance, Permitting,
and Protection) for direct impacts; and Mitigation Measures B-7 (Construction-Related
Indirect Impacts to Biological Resources), B-8 (Long-Term Indirect Impacts to Biological
Resources).

Pacific Oaks Commerce Center

No direct impacts were identified; however, the Pacific Oaks Commerce Center would
require implementation of the following measures for indirect impacts Mitigation
Measures B-7 (Construction-Related Indirect Impacts to Biological Resources), B-8
(Long-Term Indirect Impacts to Biological Resources).

Specific Plan
Less than significant

Pacific Oaks Commerce
Center
Less than significant
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Impact 5.4-4: Future development within the  [Potentially Significant. Specific Plan Specific Plan
plan area could directly or indirectly affect B-5 Fuel Management Zone. A plan for the management of the fuel management |Less than significant

wildlife movement within the plan area and
vicinity

zone shall be developed and submitted to the City of Yucaipa for review and
approval prior to issuance of a grading permit. The management plan shall
include access points, signage for trails and restricted uses, and appropriate
fencing.

Implementation of new Mitigation Measures B-7 (Construction-Related Indirect Impacts
to Biological Resources), B-8 (Long-Term Indirect Impacts to Biological Resources), and
B-10 (wildlife movement) and the following additional new Mitigation Measure:

B-21 Culvert Undercrossing. A wildlife undercrossing shall be constructed where
proposed improvements to Live Oak Canyon Road and the future Wildwood
Canyon Road interchange cross over Yucaipa Creek. The undercrossing will
be designed sufficient to convey large, medium, and smaller-sized wildlife.
The wildlife undercrossing shall utilize existing or manufactured topography.
The crossing shall be designed to provide an openness ratio (calculated as
width times height divided by length in meters) equal to or greater than 0.6,
with direct line of sight at both ends. The crossing shall have a raised floor
and/or side platform to allow dry passage for wildlife when water is flowing.
The design should consider the use of berms to protect the undercrossing
from light and noise.

Pacific Oaks Commerce Center

Implementation of Mitigation Measure B-5 (Fuel Management Zone, formerly Mitigation
Measure B-13) and new Mitigation Measures B-7 (Construction-Related Indirect Impacts
to Biological Resources) and B-8 (Long-Term Indirect Impacts to Biological Resources).

Pacific Oaks Commerce
Center
Less than significant

Impact 5.4-5: The Proposed Project could
conflict with the City’s tree ordinance but would
not conflict with an adopted habitat
conservation plan. [Thresholds B-5 and B-6]

Potentially Significant.

Specific Plan

B-1 Oak Tree Survey. Prior to grading the applicant will conduct an oak tree
survey to identify oak trees to be encroached upon, removed and/or
relocated, and those within 100 feet of the project site or construction area.
Oak trees will be identified, located, and tagged during the survey. An oak
tree report may be required depending on the scope and the nature of the
project impact on the surrounding trees, as determined during the pre-

Specific Plan
Less than significant

Pacific Oaks Commerce
Center
Less than significant
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B-2

B-3

application conference. In general, the requirements for an oak tree report
may be waived in situations involving the removal of dead or hazardous trees
and/or potential impacts to less than four trees. In situations requiring the
submission of an oak tree report, the document shall be certified by the oak
tree consultant to be true and correct and must be acceptable to the
Community Development Director (Yucaipa Development Code Section
89.0501). The oak tree report will include information on the oak trees
proposed for impacts, including location, diameter of trunk, diameter of
canopy, height, and the health and condition of the subject oak trees. In
addition, a site plan map must be submitted during the application process.
The site plan map is required to show proposed grading and construction
areas, oak tree locations, and the exact location of the dripline of an oak tree.

Oak Tree Permit. Prior to the removal of, or the encroachment into, the
“protected zone” of oak trees, the applicant will first obtain an oak tree permit
as stated in section 89.0515 (b) (1) of the Yucaipa Development Code.
Specifically, the protected zone for oak trees is defined as the area within a
circumference measured five feet outside of the dripline of the tree and
extending inwards to the trunk of the tree, with the condition that the protected
zone must always be at least 15 feet from the trunk of an oak tree (Yucaipa
Development Code Section 89.0501). The applicant will obtain oak tree
permits to allow encroachments within the dripline as needed. Requests for
encroachments that do not exceed 50 percent of the dripline would qualify for
administrative processing, whereas, requests for encroachments that exceeds
50 percent of the dripline would require Yucaipa Planning Commission review.
(The guidelines of the Oak Tree Conservation Ordinance explain the
processing steps involved in obtaining an oak tree permit, the information
necessary to apply for an oak tree permit, the standard conditions for an oak
tree permit, oak tree survey and reporting requirements, oak tree removal
requirements, oak tree planting and replacement requirements, and the
enforcement of the Oak Tree Conservation Ordinance).

Oak Tree Design Guidelines. During final design the applicant will provide
design guidelines as set forth in the Oak Tree Conservation Ordinance.
Section 89.0501 of the Yucaipa Development Code provides design
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B-4

B-22

guidelines and evaluation criteria for projects that will impact or potentially
impact oak trees. City of Yucaipa enforces the conservation of all healthy oak
trees unless reasonable and conforming use of the property justifies removal,
cutting, pruning and/or encroachment into the protected zone of an oak tree.
To the extent possible, given the constraints of the property, the project must
(1) preserve or minimize impacts to existing healthy oak trees; (2) eliminate or
minimize encroachment or new construction in areas of oak trees; (3)
minimize the percentage of encroachment from construction on oak trees; (4)
avoid locating parking facilities and pedestrian walkways in close proximity to
hazardous oak trees for safety reasons, unless it can be demonstrated that
major surgery and a nutrient feeding program will restore the tree to a safe
and vigorous condition, or the trees are located in minimal access areas such
as drainages or steep slopes.

Oak Tree Mitigation. The applicant will mitigate oak tree impacts through
relocation and/or replacement through habitat creation, restoration, and
enhancement efforts. Requests for relocations can be processed
administratively only when the diameter of the tree does not exceed six inches
when measured at a point 4.5 feet above the natural grade of the tree.
Requests for relocation of trees with larger diameters must be processed and
reviewed by the Yucaipa Planning Commission and the City Council. Any
replacement trees from a nursery must be either coast live oak or valley oak
(Quercus lobata). Other oak tree varieties must be approved in advance by
the Community Development Department. All relocated or replaced trees shall
be monitored and maintained by a qualified biologist for five years or until the
plants have become fully established and can survive without supplemental
irrigation.

Tree Removal Permit. Prior to the issuance of grading permits, it will be the
responsibility of the Project applicant to obtain the necessary permits for
removal of trees, including oak trees, as well as the removal of plants within
200 feet of a streambank. The Project applicant will provide the appropriate
plot plan or other documentation required by the City of Yucaipa.
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Pacific Oaks Commerce Center
Implementation of Mitigation Measures B-1 (oak tree survey, formerly Mitigation Measure
B-7), B-2 (oak tree permit, formerly Mitigation Measure B-8), B-3 (oak tree design
guidelines, formerly Mitigation Measure B-9), and B-4 (oak tree mitigation, formerly
Mitigation Measure B-10) and new Mitigation Measure B-22 (tree removal permit).
5.5 CULTURAL RESOURCES
Impact 5.5-1: Development of the project could |Specific Plan Specific Plan Specific Plan
impact an identified historical resource. Potentially Significant CR-1 Prior to the issuance of any grading permits in planning areas BP4 and Less than significant

Pacific Oaks Commerce
Center
Less than significant.

development within the OS, the project proponent shall retain a qualified
architectural historian, defined as meeting Secretary of the Interior Standards
to carry out all mitigation measures related to historical resources. A historic
resources technical evaluation for resources P36-12607 and P36-12608 shall
be prepared by the qualified architectural historian. The study shall evaluate
the significance and data potential of the resources in accordance with these
standards. Resources present on the proposed project site shall be evaluated
for eligibility for the California Register of Historical Resources (CRHR);
including buildings and structures. If the resource meets the criteria for listing
on the CRHR (Pub. Res. Code Section 5024.1, Title 14 CCR, Section 4852),
a program detailing how such long-term avoidance or preservation is assured
shall be developed and approved prior to conditional approval.

Pacific Oaks Commerce Center

No new mitigation measures are required.

Pacific Oaks Commerce
Center
Less than significant

Impact 5.5-2: Development of the project could
impact archaeological resources.

Specific Plan
Potentially Significant.

Pacific Oaks Commerce
Center

Potentially Significant.

Specific Plan

CR-2

Prior to the issuance of any permits allowing ground-disturbing activities, the
project proponent/operator shall retain a Qualified Archaeologist, defined as
an archaeologist meeting the Secretary of the Interior's Standards for
professional archaeology (U.S. Department of the Interior, 2011), to carry out
all mitigation measures related to archaeological resources. The contact
information for this Qualified Archaeologist shall be provided to the City of
Yucaipa’s Planning Department prior to the commencement of any
construction activities on-site. Further, the Qualified Archaeologist shall be

Specific Plan
Less than significant

Pacific Oaks Commerce
Center
Less than significant
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responsible for ensuring employee training provisions are implemented during
implementation of the Project:

Prior to any ground disturbance, the Qualified Archaeologist, or their
qualified designee, shall provide worker environmental awareness
protection training to construction personnel for the protection of cultural
(prehistoric and historic) resources. As part of this training, construction
personnel shall be briefed on proper procedures to follow should
unanticipated cultural resources be made during construction. New
construction personnel shall also receive the worker environmental
awareness protection training.

In the event that unanticipated cultural resources are encountered during
any phase of project construction, all construction work within 50 feet of
the find shall cease and the Qualified Archaeologist, in coordination with
the City’s Planning Department, shall assess the find for importance.
Construction activities may continue in other areas. If the discovery is
determined to not be significant by the Qualified Archaeologist, work will
be permitted to continue in the area.

If a find is determined to be important by the Qualified Archaeologist,
they shall immediately notify the City’s Planning Department. The City’s
Planning Department shall determine whether the resource is eligible for
inclusion in the California Register of Historical Resources (CRHR). If
the City determines the resource is eligible for inclusion on the CRHR,
project redesign and preservation in place shall be the preferred means
to avoid impacts to significant historical resources.

Consistent with CEQA Guidelines Section 15126.4(b)(3)(C), if it is
demonstrated that known resources (P36-000915, P36-0012602, P36-
0012604, and P36-0012605) and unanticipated finds cannot be avoided,
the Lead Archaeologist, shall develop additional treatment measures in
consultation with the City, which may include placement within
conservation easements, preservation-in-place (e.g. capping sites with
sterile, chemically neutral soil, geofabric, and some form of shallow-
rooted landscaping), Phase Il testing, Phase Il data recovery or other
appropriate measures. The City shall consult with appropriate Native
American representatives in determining appropriate treatment for
unearthed cultural resources if the resources are prehistoric or Native

February 2024
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CR-3

American in nature. Diagnostic archaeological materials with research
potential recovered during any investigation shall be curated at an
accredited curation facility. The Lead Archaeologist shall prepare a
report documenting evaluation and/or additional treatment of the
resource. A copy of the report shall be provided to the City and to the
South Central Coastal Information Center at California State University,
Fullerton.

e Ifthe cultural resource is identified as being potentially eligible for listing
on either the NRHP or CRHR, and project designs cannot be altered to
avoid impacting the site, a Phase Il Data Recovery Program to mitigate
project effects shall be initiated. A Data Recovery Treatment Plan
detailing the objectives of the Phase Ill Program shall be developed and
contain specific testable hypotheses pertinent to the Research Design
and relative to the site(s) under study. The Phase Il Data Recovery
Treatment Plan shall be submitted to the City’s Planning Department,
the appropriate Native American Band or Tribe, if applicable for review
and comment prior to implementation of the Data Recovery Program.
After Approval of the Treatment Plan, the Phase Ill Data Recovery
Program for affected, eligible site(s) shall be completed. Typically, a
Phase IIl Data Recovery Program involves the excavation of a
statistically representative sample of the site(s) to preserve those
resource values that qualify the site(s) as being eligible for listing on the
NRHP/CRHR. The Phase Ill Data Recovery Report shall be submitted to
the City’s Planning Department, the appropriate Native American Band
or Tribe, if applicable, and the SHPO for review and comment prior to
the issuance of a grading permit.

Prior to the issuance of a grading permit and before any brush clearance,
grading, excavation and/or ground disturbing activities on the site take place,
the project proponent shall retain a Secretary of Interior Standards qualified
archaeological monitor to monitor all ground-disturbing activities in native soils
in an effort to identify any unknown archaeological resources.

The project archaeologist, in consultation with interested tribes, the developer
and the City of Yucaipa, shall develop an Archaeological Monitoring Plan
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(AMP) to address the details, timing and responsibility of all archaeological
and cultural activities that will occur on the project site. Details in the AMP
shall include:

Project-related ground disturbance (including, but not limited to, brush
clearing, grading, trenching, etc.) and development scheduling;

The development of a rotating or simultaneous schedule in coordination
with the developer and the project archeologist for designated Native
American Tribal Monitors from the consulting tribes during grading,
excavation and ground disturbing activities on the site: including the
scheduling, safety requirements, duties, scope of work, and Native
American Tribal Monitors’ authority to stop and redirect grading activities
in coordination with all project archaeologists (if the tribes cannot come
to an agreement on the rotating or simultaneous schedule of tribal
monitoring, the Native American Heritage Commission shall designate
the schedule for the onsite Native American Tribal Monitor for the
proposed project);

The protocols and stipulations that the developer, City, Tribes and
project archaeologist will follow in the event of inadvertent cultural
resources discoveries, including any newly discovered cultural resource
deposits that shall be subject to a cultural resources evaluation.
Pursuant to the AMP, a tribal monitor from the consulting tribe (e.g.,
Morongo Band of Mission Indians, San Manuel Band of Mission Indians,
and/or Soboba Band of Luisefio Indians) shall be present during the
initial grading activities. If tribal resources are found during grubbing
activities, the tribal monitoring shall be present during site grading
activities

During construction activities, the project proponent shall allow Native
American monitors to access the project site on a volunteer basis to
monitor grading and excavation activities.

Pacific Oaks Commerce Center

Implementation of Mitigation Measures CR-2 and CR-3.
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Impact 5.5-3: Grading activities could
potentially disturb human remains.

Less than significant.

No mitigation measures are required.

Less than significant

5.6 ENERGY

Impact 5.6-1: Implementation of the Proposed
Project would not result in potentially significant
environmental impact due to wasteful,
inefficient, or unnecessary consumption of
energy resources, during project construction
or operation.

Less than significant.

No mitigation measures are required.

Less than significant

Impact 5.6-2: The Proposed Project would not
conflict with or obstruct implementation of plans
for renewable energy or energy efficiency.

Less than significant.

No mitigation measures are required.

Less than significant

5.7 GEOLOGY AND SOILS

Impact 5.7-1: Project residents or occupants,
and visitors would be subject to potential
seismic-related hazards resulting in risks to life
or property.

Specific Plan
Potentially Significant.

Pacific Oaks Commerce
Center
Less Than Significant.

Specific Plan

GS-1

Prior to issuance of a building permit, as per existing City policies,
geotechnical studies shall be prepared at the time specific development
projects are proposed to address site specific geotechnical considerations.
The scope of each geotechnical study is based on the underlying
geotechnical conditions of the individual site.

Prior to design and construction of any future developments within the project

area, a comprehensive geotechnical evaluation, including development-
specific subsurface exploration and laboratory testing, shall be conducted.
The purpose of the subsurface evaluation is to:

1.

2.
3.

Further evaluate the subsurface conditions in the area of proposed
structures.

Provide specific data on potential geologic and geotechnical hazards.
Provide information pertaining to the engineering characteristics of earth
materials in the project area.

Specific Plan
Less than significant

Pacific Oaks Commerce
Center
Less than significant
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GS-2

From this data, recommendations for grading/earthwork, surface, and
subsurface drainage, temporary and/or permanent dewatering, foundations,
pavement structural sections, and other pertinent geotechnical design
considerations will be formulated and shall be included in the grading and
building plans for individual developments. General recommendations are as
follows.

1. Seismic Ground Shaking — Measures to prevent risk of loss, injury or
death involving seismic ground shaking include constructing new
development to the latest adopted building codes. In addition, new
development should not be located near active earthquake faults.

2. Erosion or Loss of Topsoil - Erosion and sediment control measures shall
be implemented as required by the City's Grading and Water Quality
ordinances.

3. Where Expansive Soils Exist - Measures for the design of foundations,
slabs, flatwork, and other improvements subject to damage from
expansive soils.

4. For Potential Areas of Soil Subsidence or Lateral Spreading — measures
to prevent subsidence due to dewatering or other groundwater
withdrawals, and measures to prevent lateral spreading by appropriate
load distribution, foundation construction, pilings, retaining walls or other
engineering controls.

Compliance with this measure shall be verified by the Community
Development Department.

Detailed geotechnical and hydrology reports shall be prepared prior to any
development approval or grading activities. These reports shall specifically
address erosion control and surface runoff for both construction and long-term
operations on the site. Recommendations contained in these reports to
prevent soil erosion, siltation, and debris influx into the drainage system shall
be implemented. Compliance with this measure shall be verified with the
Community Development Department.
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Pacific Oaks Commerce Center
No mitigation measures are required.
Impact 5.7-2: Unstable geologic unit or soils | Specific Plan Specific Plan Specific Plan

conditions, including soil erosion, could result
from development of the project resulting in
risks to life or property.

Potentially Significant

Pacific Oaks Commerce

Implementation of Mitigation Measures GS-1 and GS-2.

Pacific Oaks Commerce Center

Center
Less Than Significant

No mitigation measures are required.

Less than significant

Pacific Oaks Commerce
Center

Less than significant

Impact 5.7-3: Soil conditions may not
adequately support proposed septic tanks.

Less than significant.

No mitigation measures are required.

Less than significant

Impact 5.7-4: The Proposed Project could
directly or indirectly destroy a unique
paleontological resource, site, or unique
geologic feature.

Specific Plan
Potentially Significant

Pacific Oaks Commerce
Center
Potentially Significant

Specific Plan

GS-3 All excavation activities in any and all areas identified as likely to contain
paleontological resources will be monitored by a qualified paleontological
monitor. Paleontological monitors must be equipped to salvage fossils as they
are unearthed and to remove samples of sediments that are likely to contain
the remains of small fossil invertebrates and vertebrates. Monitors shall be
empowered to temporarily halt all construction activity to allow removal of
abundant or large specimens.

GS-4 All recovered paleontological specimens will be prepared to a point of

identification and permanent preservation, including washing of sediments to

recover small specimens shall be conducted. Identification and full curation of

all specimens into an established, accredited museum repository with

permanent retrievable paleontological storage is required.

Pacific Oaks Commerce Center

Implementation of Mitigation Measure GS-3 and GS-4.

Specific Plan
Less than significant

Pacific Oaks Commerce
Center

Less than significant
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5.8 GREENHOUSE GAS EMISSIONS
Impact 5.8-1: The Proposed Project would Specific Plan Specific Plan Specific Plan
generate greenhouse gas emissions, either  Potentially Significant Implementation of Mitigation Measures AQ-2 through and AQ-5 would be required. Significant and
directly or indirectly, that may have a significant unavoidable
impact on the environment but would be less | pacific Oaks Commerce GHG-1  The City of Yucaipa shall require applicants of development projects to install
than that of the Approved Project. Center electric vehicle (EV) spaces in compliance with the Tier 2 standards under Pacific Oaks Commerce
m v Significant Section A5.106.5.3.2 of the Non-Residential Voluntary Measures or Section Center
otentially signiican A4.106.8.2.1 of the Residential Voluntary Measures, whichever is applicable, Sianificant and

in the 2022 California Green Building Standards Code (CALGreen). All site 1gni |%anblan

plans submitted to the City of Yucaipa Building and Safety Division shall unavoiaable

illustrate compliance to either Section A5.106.5.3.2 or A4.106.8.2.1,

whichever is applicable.

Prior to issuance of the certificate of occupancy, the project applicant shall

provide documentation to the City of Yucaipa Planning Division that verifies

compliance with this measure.

GHG-2  The City of Yucaipa shall require applicants to design and construct all

buildings to be all electric with electricity to be the only permanent source of
energy for water-heating, mechanical and heating, ventilation, and air
conditioning (HVAC) (i.e., space-heating and space cooling), cooking, and
clothes-drying. All major appliances (e.g., dishwashers, refrigerators, clothes
washers and dryers, and water heaters) provided/installed are electric
powered Energy Star certified or of equivalent energy efficiency where
applicable. Prior to issuance of building permits, applicants shall provide plans
that show the aforementioned requirements to the City of Yucaipa Planning
Division.

Prior to issuance of the certificate of occupancy, the City of Yucaipa Building
& Safety Division shall verify installation of the electric-powered Energy Star
or equivalent appliances.

Pacific Oaks Commerce Center

Implementation of Mitigation Measures AQ-2 and AQ-4 and Mitigation Measures GHG-1
and GHG-2 would be required.
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Impact 5.8-2: The Proposed Project could Specific Plan Specific Plan Specific Plan

conflict with an applicable plan, policy or Potentially Significant

regulation adopted for the purpose of reducing

the emissions of greenhouse gases. Pacific Oaks Commerce
Center

Potentially significant

Implementation of Mitigation Measures AQ-2 through and AQ-5 and Mitigation Measures
GHG-1 and GHG-2 would be required.

Pacific Oaks Commerce Center

Implementation of Mitigation Measures AQ-2 and AQ-4 and Mitigation Measures GHG-1
and GHG-2 would be required.

Less than significant

Pacific Oaks Commerce
Center
Less than significant

5.9 HAZARDS AND HAZARDOUS MATERIALS

Impact 5.9.1: Project construction and/or Less than significant.

operations would involve the transport, use,
and/or disposal of hazardous materials but
would comply with existing regulations to
minimize risk.

No mitigation measures are required.

Less than significant

Impact 5.9-2: The plan area is not on a list of  |Less than significant.

hazardous materials sites.

No mitigation measures are required.

Less than significant

Impact 5.9-3: The project site is not located in |Less than significant.

the vicinity of an airport or within the jurisdiction
of an airport land use plan.

No mitigation measures are required.

Less than significant

Impact 5.9-4: Project development would not  |Less than significant.

affect the implementation of an emergency
responder or evacuation plan.

No mitigation measures are required.

Less than significant

Impact 5.9-5: The project site isin a Less than significant.

designated very high fire hazard severity zone
and could expose structures and/or residences
to fire danger.

No mitigation measures are required.

Less than significant
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5.10 HYDROLOGY AND WATER QUALITY
Impact 5.10-1: The Proposed Project may Specific Plan Specific Plan Specific Plan
violate any water quality standards or waste  |Potentially Significant HWQ-1  Grading shall be phased so that prompt revegetation or construction will Less than significant

discharge requirements or otherwise
substantially degrade surface or groundwater
quality without implementation of best
management practices.

Pacific Oaks Commerce
Center
Potentially Significant

HWQ-2

HWQ-3

control erosion. Where possible, only those areas which will be built on,
resurfaced, or landscaped shall be disturbed.

Spill containment systems shall consist of a system of dikes, walls, barriers,
berms and/or other devices designed to contain the spillage of the liquid
contents of the containers stored in them and to minimize the buildup of
stormwater from precipitation, and run-on from roof drainage and outside
areas. If the spill containment system does not have a roof which covers the
entire contained area, the spill containment system shall have the capacity to
contain precipitation from at least a twenty-four (24), twenty-five (25) year
rainfall event plus ten percent of the total volume of the material stored there
or the volume of the largest container, whichever is greater. Spill containment
systems shall also be constructed of impermeable and non-reactive materials
to the liquids and/or wastes being contained.

Spilled and/or leaked materials and/or wastes and any accumulated
precipitation shall be removed from the spill containment system in as timely a
manner as is necessary to prevent the overflow of the spill containment
system. Unless otherwise approved in writing by the City Engineer, all
chemicals or wastes discharged within the spill containment system shall be
disposed of in accordance with all applicable federal, state, and local rules,
regulations, and laws, and shall not be discharged into the public sanitary
sewer system, stormwater drainage system or onto the ground.

Pacific Oaks Commerce Center

Implementation of Mitigation Measures HWQ-1 through HWQ-3.

Pacific Oaks Commerce
Center
Less than significant

Impact 5.10-2: The Proposed Project would
not substantially decrease groundwater
supplies or interfere substantially with
groundwater recharge such that the Proposed
Project could impede sustainable groundwater
management of the basin.

Less than significant.

No mitigation measures are required.

Less than significant
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Impact 5.10-3: The Proposed Project would  |Specific Plan Specific Plan Specific Plan
not substantially alter the existing drainage Potentially Significant Implementation of Mitigation Measures HWQ-1. Less than significant
pattern of the site in a manner that would result
in substantial erosion, siltation, cause flooding, |pacific Oaks Commerce  |Pacific Oaks Commerce Center Pacific Oaks Commerce
or result in substantial water pollution with | Genter Implementation of Mitigation Measures HWQ-1. Center
implementation of best management practices. Potentially Significant Less than significant
Impact 5.10-4: The Proposed Project would  |Less than significant. No mitigation measures are required. Less than significant
not substantially alter the existing drainage
pattern of the site in a manner which would
impede or redirect flood flows, and would not
risk release of pollutants due to project
inundation in flood hazard, tsunami, or seiche
Zones.
Impact 5.10-5: The Proposed Project would  |Less than significant. No mitigation measures are required. Less than significant

not conflict with or obstruct implementation of a
water quality control plan or sustainable
groundwater management plan.

5.11 LAND USE AND PLANNING

Impact 5.11-1: Project implementation would  |Less than significant. No mitigation measures are required. Less than significant
not divide an established community.

Impact 5.11-2: Project Implementation would  |Less than significant. No mitigation measures are required. Less than significant
conflict with applicable plans adopted for the
purpose of avoiding or mitigating an
environmental effect.

5.12 MINERAL RESOURCES

Impact 5.12-1: As with the Approved Project, |Less than significant. No mitigation measures are required. Less than significant
implementation of the Proposed Project would
not result in the loss of availability of a known
mineral resource.
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5.13 NOISE

Impact 5.13-1: Construction activities
associated with the Proposed Project would
result in temporary noise increases in the
vicinity of the plan area.

Less than significant.

No mitigation measures are required.

Less than significant

Impact 5.13-2: Implementation of the
Proposed Project would result in a substantial
long-term operation-related noise that could
exceed the City’s noise standards.

Specific Plan
Potentially significant

Pacific Oaks Commerce

Specific Plan
No feasible mitigation measures have been identified.

Pacific Oaks Commerce Center

Center
Less than significant

No impacts were identified and no mitigation measures are required.

Specific Plan
Significant and
Unavoidable

Pacific Oaks Commerce
Center
Less than significant

Impact 5.13-3: Implementation of the
Proposed Project would result in a substantial
increase in long-term traffic-related noise levels
that exceed local standards.

Specific Plan
Potentially significant

Pacific Oaks Commerce

Specific Plan
No feasible mitigation measures have been identified.

Pacific Oaks Commerce Center

Center
Potentially significant

No feasible mitigation measures have been identified.

Specific Plan
Significant and
Unavoidable

Pacific Oaks Commerce
Center

Significant and
Unavoidable

Impact 5.13-4: The Proposed Project would
not create substantial short-term or long-term
groundborne vibration and groundborne noise
that would impact sensitive receptors proximate
to the plan area.

Less than significant.

No mitigation measures are required.

Less than significant

Impact 5.13-5: The plan area is not in the

vicinity of an airport or private airstrip; and

therefore, the Proposed Project would not

result in exposure of future resident and/or
workers to airport-related noise.

Less than significant.

No mitigation measures are required.

Less than significant
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5.14 POPULATION AND HOUSING

Impact 5.14-1: The Proposed Project would
not result in substantial unplanned growth in
comparison to the Approved Project.

Less than significant.

No mitigation measures are required.

Less than significant

Impact 5.14-2: Project implementation would
not result in displacing people and/or housing

Less than significant.

No mitigation measures are required.

Less than significant

5.15 PUBLIC SERVICES

FIRE PROTECTION AND EMERGENCY SERVICES

Impact 5.15-1: The proposed project would
introduce new structures, residents, and
workers into the Yucaipa Fire Department's
service boundaries, which could increase the
requirement for fire protection facilities and
personnel.

Less than significant.

No mitigation measures are required.

Less than significant

POLICE PROTECTION

Impact 5.15-2: The Proposed Project would
introduce new structures, residents, and
workers into the Yucaipa Station’s service
boundaries, which could increase the
requirement for police protection facilities and
personnel.

Less than significant.

No mitigation measures are required.

Less than significant

SCHOOL SERVICES

Impact 5.15-3: The proposed project
would/would not generate new students who
would impact the school enrollment capacities
of area schools.

Less than significant.

No mitigation measures are required.

Less than significant
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LIBRARY SERVICES

Impact 5.15-4: The proposed project would not
result in adverse physical impacts to libraries
and would not require the construction of new
library facilities.

Less than significant.

No mitigation measures are required.

Less than significant

5.16 RECREATION

Impact 5.16-1: The Proposed Project would
generate additional residents that would
increase the use of existing park and
recreational facilities.

Less than significant.

No mitigation measures are required.

Less than significant

Impact 5.16-2: Project implementation would
not result in environmental impacts to provide
new and/or expanded recreational facilities.

Less than significant.

No mitigation measures are required.

Less than significant

5.17 TRANSPORTATION

Impact 5.17-1: The Proposed Project would
not conflict with a program, plan, ordinance, or
policy addressing the circulation system,
including transit, roadway, bicycle, and
pedestrian facilities.

Less than significant.

No mitigation measures are required.

Less than significant

Impact 5.17-2: The Proposed Project would
not generate a substantial increase in total
VMT compared to the Approved Project.

Less than significant.

No mitigation measures are required.

Less than significant

Impact 5.17-3: The Specific Plan adequately
addresses potentially hazardous conditions
(sharp curves, etc.), potential conflicting uses,
and emergency access.

Less than significant.

No mitigation measures are required.

Less than significant

5.18 TRIBAL CULTURAL RESOURCES

Impact 5.18-1: The proposed project would not
cause a substantial adverse change in the
significance of a tribal cultural resource that is:

Specific Plan
Potentially Significant

Specific Plan
Implementation of Mitigation Measures CR-2 and CR-3 would be required

Specific Plan
Less than significant
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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 section 5020.1(k).
[Threshold TCR-1.i]

ii) determined by the lead agency to be
significant pursuant to criteria in Public
Resources Code section 5024.1(c).

Pacific Oaks Commerce

Pacific Oaks Commerce Center

Center
Potentially Significant

Implementation of Mitigation Measures CR-2 and CR-3 would be required

Pacific Oaks Commerce
Center
Less than significant

5.19 UTILITIES AND SERVICE SYSTEMS

WASTEWATER AND SERVICE SYSTEMS

Impact 5.19-1: Project-generated wastewater
could be adequately treated by the wastewater
service provider for the project and would not
require the construction of new wastewater
treatment facilities or the expansion of existing
facilities or exceed wastewater treatment
requirements of the Regional Water Quality
Control Board.

Less than significant.

No mitigation measures are required.

Less than significant

WATER SUPPLY AND DISTRIBUTION

Impact 5.19-2: Water supply and delivery
systems are adequate to meet project
requirements.

Less than significant.

No mitigation measures are required.

Less than significant

STORM DRAINAGE SYSTEMS

Impact 5.19-3: The Proposed Project would
not require or result in the relocation or
construction of new or expanded storm drain
facilities the construction or relocation of which
could cause significant environmental effects.

Less than significant.

No mitigation measures are required.

Less than significant
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Table ES-5 Summary of Environmental Impacts, Mitigation Measures, and Levels of Significance After Mitigation

1. Executive Summary

Environmental Impact

Level of Significance
Before Mitigation

Mitigation Measures

Level of Significance
After Mitigation

SOLID WASTE

Impact 5.19-4: Existing and/or proposed
facilities would be able to accommodate
Project-generated solid waste and comply with
related solid waste regulations.

Less than significant.

No mitigation measures are required.

Less than significant

OTHER UTILITIES

Impact 5.19-5: The Proposed Project would
not require or result in the relocation or
construction of new or expanded electric
power, natural gas, or telecommunication
facilities the construction or relocation of which
could cause significant environmental effects.

Less than significant.

No mitigation measures are required.

Less than significant

5.20 WILDFIRE

Impact 5.20-1: The Proposed Project would
not substantially impair an adopted emergency
response plan or emergency evacuation plan.

Less than significant.

No mitigation measures are required.

Less than significant

Impact 5.20-2: The Proposed Project would
not, 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.

Less than significant.

No mitigation measures are required.

Less than significant

Impact 5.20-3: The Proposed Project would
not 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.

Less than significant.

No mitigation measures are required.

Less than significant
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1. Executive Summary

Table ES-5 Summary of Environmental Impacts, Mitigation Measures, and Levels of Significance After Mitigation

Environmental Impact

Level of Significance
Before Mitigation

Mitigation Measures

Level of Significance
After Mitigation

Impact 5.20-4: The Proposed Project would
not 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.

Less than significant.

No mitigation measures are required.

Less than significant
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2. Introduction

2.1 PURPOSE OF THE ENVIRONMENTAL IMPACT REPORT

The California Environmental Quality Act (CEQA) requires that all state and local governmental agencies
consider the environmental consequences of projects over which they have discretionary authority before
taking action on those projects. This draft subsequent environmental impact report (SEIR) has been prepared
to satisfy CEQA and the CEQA Guidelines. The Draft SEIR is the public document designed to provide
decision makers and the public with an analysis of the environmental effects of the proposed project, to
indicate possible ways to reduce or avoid environmental damage and to identify alternatives to the project.
The Draft SEIR must also disclose significant environmental impacts that cannot be avoided; growth
inducing impacts; effects not found to be significant; and significant cumulative impacts of all past, present,
and reasonably foreseeable future projects.

The lead agency means “the public agency which has the principal responsibility for carrying out or
approving a project which may have a significant effect upon the environment” (CEQA § 21067). The City of
Yucaipa has the principal responsibility for approval of the Freeway Corridor Specific Plan project. For this
reason, the City of Yucaipa is the CEQA lead agency for this project.

The intent of the Draft SEIR is to provide sufficient information on the potential environmental impacts of
the proposed Freeway Corridor Specific Plan project to allow the City of Yucaipa to make an informed
decision regarding approval of the project. Specific discretionary actions to be reviewed by the City are
described in Section 3.4, Intended Uses of the EIR.

This Draft SEIR has been prepared in accordance with requirements of the:

m  California Environmental Quality Act (CEQA) of 1970, as amended (Public Resources Code, §§ 21000 et
seq.)

m  State Guidelines for the Implementation of the CEQA of 1970 (CEQA Guidelines), as amended
(California Code of Regulations, §§ 15000 et seq.)

The overall purpose of this Draft SEIR is to inform the lead agency, responsible agencies, decision makers,
and the general public about the environmental effects of the development and operation of the proposed
Freeway Corridor Specific Plan. This Draft SEIR addresses effects that may be significant and adverse;
evaluates alternatives to the project; and identifies mitigation measures to reduce or avoid adverse effects.
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2.2 NOTICE OF PREPARATION

The City of Yucaipa determined that a Draft SEIR would be required for this project and issued a Notice of
Preparation (NOP) on November 15, 2022 (see Appendix A). Comments received during the NOP’ public
review period, from November 15, 2022, to December 15, 2022, are in Appendix A. Table 2-1, NOP Comment
Letter Summaries, sammarizes the comment letters received during the NOP comment period.

Table 2-1 NOP Comment Letter Summaries
Commenting Issue Addressed In
Agency/Person Date Comment Topic Comment Summary Chapter/Section:
City of Calimesa 11/15/22 | Initial Study Asks if an initial study was prepared N/A
Quechan Tribe 11/15/22 | Tribal Cultural Tribe does not wish to comment on the project Section 5.18,
Resources and defers to more local tribes. Tribal Cultural
Resources
Department of Toxic 11/16/22 | NOP Received Will distribute NOP and provide comments, if any. | N/A
Substances
City of Highland 11/17/22 | NOP Received States the City has no comments at this time. N/A
Native American 11/21/22 | Tribal Cultural Recommends consultation with tribes. Section 5.18,
Heritage Commission Resources Provides brief summary of portions of AB 52 and Tribal Cultural
SB 18. Resources
Provides recommendations for Cultural Resources
Assessments.
City of Calimesa 11/30/22 | Hydrology and Water States the SEIR should ensure appropriate trip Section 5.10,
Quality generation rates for the Pacific Oaks Commerce Hydrology and
Transportation Center. Water Quality
States the SEIR should include an analysis of Section 5.17,
traffic operations related to safety and hazards. Transportation
States the SEIR should discuss temporary
operational impacts to the street network that may
result in traffic safety hazards.
States the proposed project should contribute a
fair-share contribution toward interim traffic signals
or alternative improvements at the interchange of
I-10 and County Line Road.
States the SEIR should delineate alterations or
changes to the original EIR's MMRP.
States the SEIR should examine all of the same
intersection and facilities from the original EIR,
and should explains any proposed connections to
the City of Calimesa.
States the City of Calimesa should be consulted
on any traffic study scoping that may occur
subsequently or in addition to the EIR scoping.
Requests additional information and coordination
on drainage.
California Water Boards | 11/30/22 | Hydrology and Water Requests that the SIER identify receiving waters, Section 5.10,
Quality their beneficial uses, water quality impairments, Hydrology and

and adopted Total Maximum Daily Loads.
Requests that the SEIR include the results of an
assessment of the current biological and physical
integrity of the channels.

Water Quality
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Table 2-1 NOP Comment Letter Summaries

Commenting Issue Addressed In
Agency/Person Date Comment Topic Comment Summary Chapter/Section:

o Requests that the SEIR include antidegradation
analysis so that cumulative water quality impacts
are assessed.

o Requests that the SEIR include a summary of
NPDES requirements to mitigate water quality
impacts.

o Requests that structural treatment controls and
controls for hydraulic conditions of concern be
integrated into the project as opposed to being
constructed on a distributed, project-by-project
basis.

o States that mitigation for direct and indirect
impacts to the beneficial uses of waters of the
State/US caused by the fill of those waters will be
required.

California Department of | 12/1/22 | Biological Resources o Describes role of CDFW. Section 5.4,

Fish and Wildlife o Recommends that the SEIR include an Biological
assessment of various habitat types within the Resources
plan area.

o Recommends that the SEIR include a general
biological inventory of fish, amphibian, reptile, bird,
and mammal species that are present or have the
potential to be present within each habitat type
onsite and in adjacent areas.

o Recommends that the SEIR include a complete,
recent inventory of rare, threatened, endangered,
and other sensitive species within the plan area
and adjacent areas with the potential to be
affected, including burrowing owl.

o States that the SEIR should provide a thorough
discussion of the direct, indirect, and cumulative
impacts expected to adversely affect biological
resources.

o States that the SEIR should include a discussion
of potential impacts from lighting, noise, human
activity, defensible space, and wildlife-human
interactions on natural areas, exotic and/or
invasive species, and drainage.

o States that the SEIR should include a discussion
of potential indirect project impacts on biological
resources.

¢ States the SEIR should include an evaluation of
impacts to adjacent open space lands from
construction and long-term operations.

o States that the SEIR should include a cumulative
effects analysis developed as described under
CEQA Section 15130.

¢ Recommends that the SEIR describe and analyze
a range of reasonable alternatives that could
potentially lessen any of the project’s significant
impacts.
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Table 2-1 NOP Comment Letter Summaries

Commenting Issue Addressed In
Agency/Person Date Comment Topic Comment Summary Chapter/Section:

o States that the SEIR should identify mitigation
measures and alternatives that are appropriate
and adequate to avoid or minimize potential
impacts, should consider the following: fully
protected species, sensitive plant communities,
California Species of Special Concern, habitat
revegetation/restoration plans, nesting birds and
Migratory Bird Treaty Act, moving out of harm’s
way, and translocation of species.

o Recommends that a CESA Incidental Take Permit
be obtained if the project has the potential to result
in “take” of State-listed CESA species, either
through construction or over the life of the project.

o States that CDFW is aware of the following CESA-
listed species to have the potential to occur
onsite/have previously occurred onsite: Crotch
bumble bee (Bombus crotchii), least Bell's vireo
(Vireo bellii pusillus), Swainson’s hawk (Buteo
swainsoni), slender-horned spineflower
(Dodecahema leptoceras), and tricolored blackbird
(Agelaius tricolor).

o States that at least two drainage features traverse
the site and that the project applicant will need to
notify CDFW per Fish and Game Code Section
1602.

e Recommends incorporation of water-wise
concepts in project landscape design plans.

o Requests that any special status species and
natural communities detected during project
surveys are reported to the California Natural
Diversity Database.

o States that the project would have an impact on
fish and/or wildlife and assessment of filing fees is
necessary.

California Geological 12/5/22 | Geology and Soils o States that CGS has mapped an Alquist-Priolo Section 5.7,

Survey Earthquake Fault Zone (EFZ) for the Chicken Hills | Geology and Soils
Fault Zone within the plan area, and that the
existing EIR indicates the EFZ for the Chicken
Hills Fault Zone is not accurately depicted.

o States that when the SEIR is being prepared, the
City should review maps and GIS data and revise
the extent of Chicken Hills Fault Zone as
appropriate.

Lozeau-Drury, LLP (on 12/5/22 Request to be noticed o Requests that the City send notices of all actions N/A
behalf of Supporters and hearings related to the project either via email
Alliance for or mail.

Environmental
Responsibility [SAFER])
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Table 2-1 NOP Comment Letter Summaries
Commenting Issue Addressed In
Agency/Person Date Comment Topic Comment Summary Chapter/Section:
Southern California Gas | 12/7/22 | Energy Requests that the City call “Dig Alert/USA” for Section 5.6,
Company Hazards and excavations in order for SoCalGas to review and Energy
Hazardous Materials locate/mark. Section 5.9,

Requests that the City contact SoCalGas's New Hazards and
Business section to initiate an application if gas Hazardous
service is needed for proposed developments. Materials

San Bernardino County | 12/8/22 | Hydrology and Water States that the project is subject to the Yucaipa Section 5.10,

Department of Public Quality MPD (September 2011) and should be used as a Hydrology and

Works

guideline for drainage in the area. Any revisions to
the drainage should be reviewed and approved by
the jurisdictional agency in which the revision
occurs.

States that if construction of new, or alterations to
existing storm drains be necessary as part of the
project, their impacts and mitigation should be
discussed in the SEIR.

States that the San Bernardino County Flood
Control District's facilities and right-of-way is within
the project area, and that any encroachments will
require a permit prior to construction.

States that the plan area lies within Zones D, AE,
AO, X, and Regulatory Floodway, and states that
impacts associated with the occurrence of the
project within Zones D, AE, X, and Regulatory
Floodway should be discussed and any mitigation
for those impacts should be proposed.
Recommends that the developer continue to use
the CSDP/MPD document to protect the alignment
of future facilities.

States that development in the Regulatory
Floodway should not be allowed unless it can be
proven through detailed engineering analysis that
there will be no rise in base flood elevations.
Recommends that the City establish adequate
provisions for intercepting and conducting the
accumulated drainage around or through all
construction sites in that will not adversely affect
adjacent or downstream properties.

States that portions of the plan area lie in and abut
the natural drainage course, and its overflow
areas may be subject to infrequent flood hazard
until adequate channel and debris retention
facilities are provided.

Recommends that the City enforce the most
current FEMA regulations for development within
the Floodway, Special Flood Hazard Area, Zone D
areas, and other floodplains.

States that other federal or state approvals may
be required.

Asks to be included in all notifications about the
project.

Water Quality
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Table 2-1 NOP Comment Letter Summaries
Commenting Issue Addressed In
Agency/Person Date Comment Topic Comment Summary Chapter/Section:
City of Redlands 12/12/22 | Transportation Asks that the traffic study scoping and traffic study | Section 5.10,
Hydrology and Water drafty report be provided to the City of Redlands Hydrology and
Quality for preliminary commenting. Water Quality
Land Use and States that proposed mitigation measures should | Section 5.11, Land
Planning be specific, and not vague, and asks that the Use and Planning
Alternatives hydrology analysis scoping information and Section 5.17,
hydrology study draft report be provided to the Transportation
City of Redlands for preliminary commenting. Chapter 7,
States that the SEIR should evaluate the Alternatives
appropriateness of the proposed industrial land
use to be placed near existing and future
residential uses in Yucaipa and Redlands.
States that the San Timoteo Canyon area and
Live Oak Canyn Road corridor have an
agricultural and rural residential character for
many decades, and that the proposed Business
Park may not be an appropriate land use
considering the surrounding residential land uses.
States that one appropriate and feasible
alternative could be retaining the low-density
residential land uses at the westerly side of the
plan area.
Southern California 12/12/22 | Land Use and Provides a list of Connect SoCal goals and states | Section 5.11, Land
Association of Planning that the Connect SoCal report and accompanying | Use and Planning
Governments Population and technical reports contain a wide range of land use | Section 5.14,
Housing and transportation strategies. Population and
Provides growth forecasts for the region. Housing
Recommends that the City review the Final
Program EIR for Connect SoCal for guidance and
for a list of project-level performance standards-
based mitigation measures.
South Coast Air Quality | 12/15/22 | Air Quality Asks for all appendices and technical documents | Section 5.3, Air
Management District Energy related to air quality, health risk, and greenhouse | Quality
Greenhouse Gas gas analyses, as well as calculations and Section 5.6,
Emissions modeling, be sent in input and output files. Energy
Recommends that the City use South Coast Section 5.8,
AQMD’s CEQA Air Quality Handbook and website | Greenhouse Gas
as guidance when preparing the air quality and Emissions
greenhouse gas analyses, as well as CalEEMod
land use emissions.
Recommends that the City quantify criteria
pollutant emissions and compare the emissions to
South Coast AQMD’s CEQA regional pollutant
emissions significance thresholds and localized
significance thresholds to determine the proposed
project’s air quality impacts.
States that the City should identify potential
adverse air quality impacts that could occur from
all phases of the proposed project and all air
pollutant sources.
Recommends performing a mobile source health
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Table 2-1

NOP Comment Letter Summaries

2. Introduction

Commenting
Agency/Person

Date

Comment Topic

Comment Summary

Issue Addressed In
Chapter/Section:

risk assessment if the proposed project will
generate diesel emissions from long-term
construction or attract diesel-fueled vehicular trips.
States that the proposed project would include
several residential development areas within
proximity to I-10, and recommends that a mobile
source health risk assessment to disclose the
potential health risks be performed.

States concern about potential public health
impacts of siting warehouses within close
proximity of sensitive land uses, and states that
residents living in the communities surrounding
the plan area will possibly face an even greater
exposure to air pollution.

States that there are several resources to assist
the City with identifying potential mitigation
measures for the proposed project, and provide
examples of operational air quality mitigation
measures for mobile sources, area sources, and
health risks impacts.

States that since the proposed project consists of
development totaling at least more than 2 million
square feet, the proposed project’'s warehouse
owners/operators will be required to comply with
Rule 2305.

States that the increased energy consumptions
from installing MERV filters in the HVAC systems
should be analyzed.

Yucaipa Valley Water
District

12/15/22

Figures

States that the Yucaipa Valley Water District owns
and operates facilities within the plan area that are
not completely identified in the NOP figures, and is
concerned that incorrectly identifying these
parcels could limit the District from operating,
expanding, replacing, or otherwise serving the
community.

Chapter 1,
Executive
Summary

Chapter 3, Project
Description

2.3 SCOPE OF THIS DRAFT SEIR

The scope of the Draft SEIR was determined based on the CEQA Guidelines Appendix G CEQA Checklist
and comments received in response to the NOP. Pursuant to Sections 15126.2 and 15126.4 of the CEQA
Guidelines, the Draft SEIR should identify any potentially significant adverse impacts and recommend

mitigation that would reduce or eliminate these impacts to levels of insignificance.

The information in Chapter 3, Project Description, establishes the basis for analyzing future, project-related

environmental impacts. However, further environmental review by the City may be required as more detailed

information and plans are submitted on a project-by-project basis.

February 2024

Page 2-7



FREEWAY CORRIDOR SPECIFIC PLAN DRAFT SUBSEQUENT ENVIRONMENTAL IMPACT REPORT
CITY OF YUCAIPA

2. Introduction

2.3.1 Impacts Considered Less Than Significant

The City of Yucaipa determined that 11 environmental impact categories were not significantly affected by or
did not affect the proposed project, and these are evaluated in Chapter 5, Environmental Impacts.

m  Agricultural Resources

= Energy

m  Hazards and Hazardous Materials
m  Land Use and Planning

m  Mineral Resources

m  Population and Housing

m  Public Services

m  Recreation

m  Transportation

m  Utlities and Service Systems
m  Wildfire

2.3.2 Potentially Significant Adverse Impacts

The City of Yucaipa determined that six environmental factors have potentially significant impacts if the
proposed project is implemented, and these are evaluated in Chapter 5, Environmental Impacts.

m  Acsthetics (light and glare)

m  Biological Resources (special status species, habitat loss, aquatic resources, wildlife movement)
m  Cultural Resources (historic resources, archeological resources)

m  Geology and Soils (seismic hazards, erosion, paleontological resources)

m  Hydrology and Water Quality (water quality, drainage patterns)

m  Tribal Cultural Resources

2.3.3 Unavoidable Significant Adverse Impacts

This Draft SEIR identifies three significant and unavoidable adverse impacts, as defined by CEQA, that
would result from implementation of the proposed project. Unavoidable adverse impacts may be considered
significant on a project-specific basis, cumulatively significant, and/or potentially significant. The City must
prepare a “statement of overriding considerations” before it can approve the project, attesting that the
decision-making body has balanced the benefits of the proposed project against its unavoidable significant
environmental effects and has determined that the benefits outweigh the adverse effects, and therefore the
adverse effects are considered acceptable. The impacts that were found in the Draft SEIR to be significant
and unavoidable are:
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m Air Quality (AQMP consistency, regional construction, regional operation, localized construction)
m  GHG Emissions (generating significant GHG emissions)

m  Noise (operational noise, traffic noise)

24 INCORPORATION BY REFERENCE

Some documents are incorporated by reference into this Draft SEIR, consistent with Section 15150 of the
CEQA Guidelines, and they are available for review at the City of Yucaipa.

m  City of Yucaipa Municipal Code

City of Yucaipa General Plan
® 2008 Yucaipa Freeway Corridor Specific Plan

®m  Draft Environmental Impact Report for the Yucaipa Freeway Corridor Specific Plan (SCH
#2006041096)

m  Revised Draft Environmental Impact Report for the Yucaipa Freeway Corridor Specific Plan (SCH
#2006041096)

m  Final Revised Environmental Impact Report for the Yucaipa Freeway Corridor Specific Plan (SCH
#2006041090)

m  Addendum to the Yucaipa Freeway Corridor Specific Plan Environmental Impact Report (SCH
#2006041096), Yucaipa County Line Warchouse Project

2.5 FINAL EIR CERTIFICATION

This Draft SEIR is being circulated for public review for 45 days. Interested agencies and members of the
public are invited to provide written comments on the Draft SEIR to the City address shown on the title page
of this document. Upon completion of the 45-day review period, the City of Yucaipa will review all written
comments received and prepare written responses for each. A Final SEIR will incorporate the received
comments, responses to the comments, and any changes to the Draft SEIR that result from comments. The
Final SEIR will be presented to the City of Yucaipa for potential certification as the environmental document
for the project. All persons who comment on the Draft SEIR will be notified of the availability of the Final
SEIR and the date of the public hearing before the City.

The Draft SEIR is available to the general public for review at various locations:

m  City of Yucaipa, Planning Department, 34272 Yucaipa Boulevard, Yucaipa, CA 92399

= Online at https://yucaipa.org/environmental-review/ (see “Freeway Corridor Specific Plan Update™)
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2.6 MITIGATION MONITORING

Public Resources Code Section 21081.6 requires that agencies adopt a monitoring or reporting program for
any project for which it has made findings pursuant to Public Resources Code Section 21081 or adopted a
Negative Declaration pursuant to 21080(c). Such a program is intended to ensure the implementation of all
mitigation measures adopted through the preparation of an EIR or Negative Declaration.

The Mitigation Monitoring Program for the Freeway Corridor Specific Plan Project will be completed as part
of the Final SEIR prior to consideration of the project by the Yucaipa City Council.
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3. Project Description

3.1 PROJECT LOCATION

The 1,238-acre Freeway Corridor Specific Plan (FCSP) area is in the City of Yucaipa in San Bernardino County.
The plan area is bisected by Interstate 10 (I-10) and abuts the Riverside County boundary to the south. Regional
access to the project is provided by I-10 from the east and west. Local access is provided by Live Oak Canyon
Road, County Line Road, Oak Glen Road, Wildwood Canyon Road, and Calimesa Boulevard (see Figure 3-1,
Regional Location Map, and Figure 3-2, Local Vicinity Map).

Existing land uses in the plan area are shown on Figure 3-3, Aerial Photograph. Land uses in the FCSP consist
primarily of agricultural land (ranching and farming), a limited number of residences, a wastewater treatment
plant, and miscellaneous commercial uses such as an outdoor pottery store and storage. The Live Oak Canyon
Pumpkin Farm operates seasonally, with its peak season in the fall. The pumpkin farm operates a corn maze
(fall only), carnival-type rides and games, tractor/hay rides, pony rides, petting zoo, Christmas Tree sales (wintet
only), U-pick pumpkin patch, and concessions (fall only) during the fall and winter seasons.! The Henry N.
Wochholz Regional Water Recycling Facility (WRF) is owned and operated by the Yucaipa Valley Water District
(YVWD). This land use is isolated from the other areas in the FCSP and can only be accessed via a secondary
road from County Line Road. The FCSP Update identifies these patcels as “not a part” (N.A.P) of the
Proposed Project because it is solely owned by the YVWD.

3.2 PROJECT BACKGROUND
3.2.1 Freeway Corridor Specific Plan (Approved Project)

The FCSP provides the planning tools necessary to guide development in the plan area. The Specific Plan
includes proposed land uses, development regulations and design standards. In addition, the FCSP provides for
a multimodal trail and circulation system, infrastructure facilities required to support implementation of the
plan, and a plan for managing natural resources. Figure 3-4, Approved Land Use Plan, shows the adopted land
uses in the FCSP. Table 3-1, Approved Project Buildout Statistical Summary, identifies the buildout of the Approved
Specific Plan.

1 The Yucaipa City Council had typically authorized a special event permit (SEP) annually to the Pumpkin Factory to operate the
Live Oak Canyon Pumpkin Patch and Christmas Tree Farm. Live Oak Canyon Farm has operated the pumpkin patch and
Christmas tree farm for over 30 years prior to the incorporation of the City of Yucaipa, and the City has authorized a SEP for the
pumpkin patch and Christmas tree farm every year since 2017, which has since been memorialized with the approval of a
conditional use permit. The farm has 900 parking spaces onsite and an additional 300 parking spaces on Live Oak Canyon Road.
Special events at the farm run from mid-September to the end of December and may generate up to 100,000 visitors over the
course of the special event. The Live Oak Canyon Pumpkin Patch and Christmas Tree Farm will continue to operate with
implementation of the Proposed Project.
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Table 3-1 Approved Project Buildout Statistical Summary
Designation Acres Dwelling Units Population’ Non-residential SF2 Employees?

Residential 4247 2,447 6,754 NA NA
Regional Commercial (RC)34 172.0 NA NA 3,379,737 2,430
Business Park (BP)* 25.7 NA NA 1,206,042 571
Public Facilities (PUB)® 448 NA NA NA NA
Open Space (0S) 549.0 NA NA 0 NA
ROW 25.3 NA NA NA NA
TOTAL 1,2426 2,447 6,754 4,585,779 2,999

Notes: Totals may not add to 100 percent due to rounding. SF = square feet; ROW = right-of-way

Based on 2.76 people per unit (DOF 2022).

Acres to square feet based on the maximum FAR allowed in the FCSP of 0.50 for RC and 0.75 for BP.

Based on 1,392 square feet per employee for RC uses and 2,111 square feet per employee for BP uses (SCAG 2001).

BP and RC square footage adjusted to account for the amendments to the FCSP approved in July 2022, which allowed for development of a 366,423-square-foot
warehouse associated with the Yucaipa County Line Warehouse Project (Yucaipa 2022).

Though employment is associated with the WRF, there are no changes in this land use between existing conditions and the Approved Project scenarios.

Acreage for the FCSP Update based on GIS. This four-acre difference between the 2008 Specific Plan acreage (1,242 acres) and the Specific Plan Update acreage
(1,238 acres) is based on minor differences in how the boundary was mapped in 2008 and attributed to existing ROW.

IO -

o o

3.2.2 2008 Certified EIR

The Proposed Project is an update to the FCSP; therefore, this Subsequent Environmental Impact Report
(SEIR) relies on the findings of the 2008 EIR and the 2022 Addendum and, per CEQA Guidelines Section
15162, contains all the information necessary to ensure that the certified FCSP EIR fully evaluates the Proposed
Project. The 2008 EIR and addendum, though discussed separately here, are collectively referred to in this
SEIR as the 2008 Certified EIR. In accordance with CEQA Guidelines Sections 15148 and 15150, this SEIR
incorporates the 2008 Certified EIR (and its constituent parts) by reference. A summary of the 2008 Certified
EIR follows. All documents incorporated by reference are available for review at the City of Yucaipa Planning
Division at 34272 Yucaipa Blvd. Yucaipa, CA, 92399.

3.221 2008 FINAL EIR

The FCSP Environmental Impact Report (State Clearinghouse No. 2004041096) was certified in November
2008 (2008 Certified EIR or 2008 EIR). The Final EIR consists of the 2007 Draft EIR and the 2008
Recirculated Draft EIR, response to comments, revisions to the EIR based on comments, and the mitigation
monitoring and reporting program. The Final EIR evaluated impacts associated with 424.7 acres for residential
development, with a maximum of 2,767 dwelling units, 242.5 acres of nonresidential development, 25.3 acres
of right-of-way (ROW), and 549.0 acres of open space.

The 2008 EIR identified the following significant unavoidable impacts associated with the FCSP.

m  Aesthetics, Visual Character: Implementation of the FCSP would permanently change the views of the
plan area from undeveloped and agricultural lands to developed suburban and urban uses. This change

would be a significant adverse impact related to visual character.
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Figure 3-1 - Regional Location
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Figure 3-2 - Local Vicinity
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Figure 3-3 - Aerial Photograph
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Figure 3-4 - Approved Land Use Plan
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m  Agriculture, Farmland. The FCSP contains 33.69 acres of Prime Farmland, 10.29 acres of Unique
Farmland, and 85.09 acres of Farmland of Local Importance—a total of 129.07 acres of Important
Farmland. Implementation of the FCSP would convert 129.07 acres of Important Farmland to
nonagricultural use.

m  Air Quality, Regional Air Quality. Development of the FCSP would exceed the South Coast Air Quality
Management Districts (South Coast AQMD) regional significance thresholds for construction and
operation and would cumulatively contribute to the nonattainment designations of the South Coast Air
Basin.

= Air Quality, Air Quality Management Plan Consistency. The FCSP would result in emissions that
exceed regional significance thresholds and could potentially conflict with South Coast AQMD’s Air
Quality Management Plan.

m  Biological Resources, Wetlands. Implementation of the FCSP may result in the temporal loss in wetland
habitat functions and values.

s Land Use and Planning, Consistency with Local and Regional Plans. The FCSP would be
inconsistent with the City of Yucaipa General Plan (2004) Goals LU-9 related to agricultural resources,
N-3 related to noise, and OS-2 related to natural resources. Additionally, the FCSP would be inconsistent
with the Southern California Association of Governments’ Regional Comprehensive Plan and Guide
related to agricultural resources.

»  Noise, Traffic Noise. Traffic associated with implementation of the FCSP would increase the day-night
average sound level (Ldn) above the threshold of significance and/or increase the ambient traffic noise
level by a substantial amount at existing off-site noise-sensitive receptors within and adjacent to the plan
area.

3.22.2 2022 COUNTY LINE ROAD WAREHOUSE ADDENDUM

The Approved Project includes project updates to the Specific Plan since certification of the 2008 EIR. On
July 21, 2022, the City of Yucaipa approved an Addendum to the 2008 Certified EIR for development of the
County Line Road Warehouse project—a 3606,423-square-foot speculative industrial warehouse building on five
parcels totaling 19.32 gross acres at the northwest corner of 7th Place and County Line Lane in the
southwestern corner of Yucaipa. This project is reflected as part of the Approved Project in Table 3-1, and the
square footage associated with this land use is modeled as Business Park (BP) because it is a warehouse.

3.2.3 Wildwood Canyon Road Interchange

The FCSP is cutrently accessible from two freeway interchanges. The 1-10 / Live Oak Canyon / Oak Glen
Road interchange is at the western edge of the plan area, and the I-10 / County Line Road interchange is at the
southeastern edge of the plan area. A third interchange has been planned from Wildwood Canyon Road and
would provide additional connectivity for the later phases of the Proposed Project. The City is working with
Caltrans, who is the lead agency, and is currently in the project approval and environmental document phase
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for the proposed interchange at Wildwood Canyon Road, which would be funded by a combination of Caltrans
State funding, City of Yucaipa development fees, Measure I sales tax revenue, and other related funding sources.
The existing FCSP and the proposed project consider the development of this new interchange and the
connectivity to result.

3.24 Ownership

Ten property owners held title in the plan area in 2021. The largest landowners are the Robinson family and
the Palmer family. Both owners purchased their land in the mid-1950s. The Robinson’s holdings cover about
45 percent of the planning area, and the Palmer’s holdings cover approximately 26 percent. Since the adoption
of the original FCSP, the Palmers have sold the Live Oak Canyon Pumpkin Farm, and the current owners have
continued the agricultural activities on-site and also lease land from the Palmers to plant additional pumpkins
(see Figure 3-5, Site Ownership Map, and Figure 3-6, APN Parcel Map). Table 3-2, Property Ownership, identifies the
acreage owned by the property owners in 2021.2

Table 3-2 Property Ownership
Properties Acres Percentage Ownership

Bountiful Acres, LLC 2.37 0.2%
Norma Il Yucaipa Logistics Center LLC! 1317 1.1%
Norma Il Yucaipa Logistics Center LLC! 152 0.1%
Scott Barnett Trust 9.22 0.8%
Live Oak Canyon Investments, LLC 113.82 9.4%
Palmer General Corp. 326.12 27.0%
Norma Il Yucaipa Logistics Center LLC! 472 0.4%
Robinson Properties? 546.55 45.2%
South Mesa Water Co. 34.53 2.9%
Yucaipa Valley Water District 157.31 13.0%
Total 1,209.3 100%

Notes: Totals may not add to 100 percent because of rounding. The FCSP is 1,238 acres and the remaining acreage is associated with roadway right-of-way.

T The County Line Warehouse development in planning area BP 4 has resulted in a lot merger and is now owned by a single LLC, Norma Il Yucaipa Logistics Center
LLC, starting in 2023.

2 Caltrans owns the rest stop identified as Business Park (BP) 4. However, if the rest stop is ever removed by Caltrans, the land reverts back to Robinson Properties.

2 The County Line Warehouse development in planning area BP 4 has resulted in a lot merger and is now owned by a single LL.C
(Norma II Yucaipa Logistics Center LLC) starting in 2023.
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Figure 3-5 - Site Ownership Map
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3.3 STATEMENT OF OBJECTIVES

The following objectives have been established for the Proposed Project and will aid decision makers in their

review of the Proposed Project and associated environmental impacts.

1.

Create a place that reflects the unique character of Yucaipa and ultimately supports the community’s needs
into the future.

Allow a degree of flexibility for development that can provide a standard of quality without stifling
opportunities or imposing inflexible regulations that would preclude creative development response.

Offer a mixture of residential, commercial, and business park development that reflects the changing
conditions in Yucaipa brought about by decline in demand for brick-and-mortar stores and increase in
demand for logistics/distribution.

Support and facilitate opportunities to meet the City’s housing requirements as reflected by the Regional
Housing Needs Assessment for current and future housing cycles, as well as comply with SB330 regarding
“no net loss” of residential zoned capacity.

Provide community amenities such as trails and permanent open space areas that will preserve major
ridgelines and drainage corridors.

Provide employment as well as retail and entertainment opportunities for those living in the community.
Take advantage of the freeway visibility and access to serve both local and regional needs.
Support the existing agricultural operations at the Live Oak Canyon Pumpkin Farm.

Design a safe and efficient circulation system that adequately supports the anticipated level of vehicular,
pedestrian, and bicycle traffic in and around the project.

10. Comprehensively plan the FCSP area with consideration of other contiguous areas to ensure compatible

and complementary development, circulation patterns, infrastructure, and services.

3.4 PROJECT CHARACTERISTICS

“Project,” as defined by the CEQA Guidelines, means:

... the whole of an action, which has a potential for resulting in either a direct physical change in the
environment, or a reasonably foreseeable indirect physical change in the environment, and that is any
of the following: (1)...enactment and amendment of zoning ordinances, and the adoption and
amendment of local General Plans or elements thereof pursuant to Government Code Sections 65100—
65700. (14 Cal. Code of Reg. Section 15378|a])
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3.41 Freeway Corridor Specific Plan Update (Proposed Project or FCSP
Update)

The Proposed Project is an update to the FCSP to guide development within the 1,238-acre plan area. Figure
3-7, Proposed Land Use Plan, and Table 3-3, Proposed Project Buildont Statistical Summary, identify the land uses
associated with the Proposed Project. As shown in this table, the Proposed Project would result in a total of
2,472 residential units and 5,093,265 square feet of nonresidential uses.

Table 3-3 Proposed Project Buildout Statistical Summary
Designation Acres Dwelling Units Population’ Non-residential SF2 Employees?

Residential 225.8 2,472 6,823 NA NA
Regional Commercial (RC)? 722 NA NA 1,100,761 791
Business Park (BP)* 2231 NA NA 3,992,503 1,891
Agricultural Tourism (AG)* 48.8 NA NA NA NA
Open Space (0S)? 338.5 NA NA NA NA
Open Space — Conservation (OS-C)® 159.5 NA NA NA NA
Existing ROW 15.1 NA NA NA NA
Not a Part (N.A.P)8 154.6 NA NA NA NA
Total 1,2387 2,472 6,823 5,093,265 2,682

Notes: Totals may not add to 100 percent due to rounding. SF = square feet; ROW = right-of-way.

' Based on 2.76 people per unit (DOF 2022).

2 Acres to square feet based on the maximum FAR allowed in the proposed FCSP of 0.35 for RC. Planning areas BP 2, BP 3, and 19.32 acres of BP 6 are based on
the project-level data for the Pacific Oak Commerce Center project (2,054,000 square feet) and the County Line Warehouse project (366,423 square feet). The
remaining acreage for planning area BP 6 (9.68 acres) and planning areas BP 1 and BP 4 is based on a maximum FAR of 0.5. It should be noted that planning area
BP 4 is the Caltrans rest stop and would remain a rest stop at buildout, as Caltrans currently owns this property. However, there is an agreement that should Caltrans
close the rest stop, this property would revert to the Robinson Properties ownership. As a result, square footage associated with this acreage is accounted for to
provide a conservative estimate of the potential BP land uses at buildout.

Based on 1,392 square feet per employee for RC uses and 2,111 square feet per employee for BP uses (SCAG 2001).

The Live Oak Canyon Pumpkin Farm has associated employment, but there are no changes to this land use between existing conditions and the Proposed Project
scenarios. The Live Oak Canyon Pumpkin Patch and Christmas Tree Farm is seasonal and employment fluctuates, with peak employment during the fall.

Open Space (OS) and Open Space-Conservation (OS-C) acreage is estimated based on the conceptual grading plan.

The WREF is identified as Not a Part in the FCSP Update because it is solely owned by the YVWD.

Acreage for the FCSP Update based on GIS. This four-acre difference between the 2008 Specific Plan acreage (1,242 acres) and the Specific Plan Update acreage
(1,238 acres) is based on minor differences in how the boundary was mapped in 2008 and attributed to existing ROW.

~ ow

~ o o

The Specific Plan includes a list of permitted, conditionally permitted, and prohibited land uses and
development standards associated with the following land use designations (see Specific Plan Table 4-2,
Permitted Uses; Table 4-3, Residential Development Standards; and Table 4-4, Nonresidential Development
Standards).

3411  RESIDENTIAL

The FCSP allows for the following residential densities and product types:

m  Residential (R-2/R-4). Allows for 2 to 4 dwelling units per acre (du/acre). Accommodates single-family
residential uses that serve as a transition to existing low-density development adjoining the plan area. R-2
refers to 2 du/ac, and R-4 refers to 4 du/ac.

m  Residential (R-6). Allows for 4.1 to 6 du/acre. Accommodates detached single-family residential uses.
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Figure 3-7 - Proposed Land Use Plan
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m  Residential (R-8). Allows for 6.1 to 8 du/acre. Accommodates a range of attached and detached single-
family residential uses, including small-lot single-family and cluster housing. Also allows for low-scale
multifamily product types.

m  Residential (R-12). Allows for 8.1 to 12 du/acre. Provides for a range of attached and detached single-
family residential uses, including small-lot single-family and cluster housing. Also allows for multifamily
product types up to 12 du/acre.

m  Residential (R-24). Allows for 12.1 to 24 du/acre. Provides for higher density, small-lot, single-family
detached housing; attached housing such as duplexes and walk-up townhomes; and multifamily residential
including courtyard housing and stacked flats. Pursuant to the Open Space Standards of the Specific Plan
(see Section 4.7 of the Specific Plan), single-family residential development with lot sizes less than 10,000
square feet are required to provide one pocket park of at least 10,000 square feet for each 50 dwelling units.

341.2 REGIONAL COMMERCIAL (RC)

Intended to accommodate commercial retail and services, lodging, office uses, recreation and entertainment
uses, and similar compatible uses that support the local and regional economy.

Pursuant to the Open Space Standards of the Specific Plan (FCSP Section 4.7), Commercial uses are required
to provide development area for common open space in the form of plazas, landscaped courtyards, and/or
squates, as indicated in the Specific Plan Design Guidelines.

3413  BUSINESS PARK (BP)

Provides for light industrial and office uses, including light manufacturing; wholesale/watrehouse uses, including
high cube warehousing; logistics/distribution centers; contract/construction services; transportation services;
agriculture support services; incidental services; and similar uses.

Pursuant to the Open Space Standards of the Specific Plan (FCSP Section 4.7), Business Park land uses ate
required to provide development area for common open space in the form of plazas, landscaped courtyards,
and/or squares, as indicated in the Specific Plan Design Guidelines.

3414  AGRICULTURE TOURISM

Provides for agricultural-based commercial uses, including sales of produce, pumpkins, and agriculture-related
goods, along with supporting businesses such as restaurants and overnight accommodations that cater to the
agricultural tourism industry.

3415  OPEN SPACE (0S)

Approximately 338.5 acres, 27 percent of the plan area, allows for agriculture-related activities where
appropriate and for buffering and transitions between different land uses. Grading activities may be permitted
in the Open Space designation provided that vegetated slopes that feature contour grading are implemented to
maintain a naturalistic appearance.
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3416  OPEN SPACE-CONSERVATION (0S-C)

Approximately 159.5 acres, 13 percent of the plan area, is to be dedicated to open space-conservation that
includes ridgelines, hillsides, natural drainage courses, natural vegetation, and prominent views and that would
be preserved in perpetuity. The Open Space designation provides protection of hillsides, ridgelines, drainage
courses, and sensitive habitat areas.

3417 INFRASTRUCTURE

The FCSP would require expansion of existing wastewater, water, and stormwater infrastructure in the plan
area.

Stormwater

Planned site drainage improvements include the construction of necessary stormwater management and flood
control facilities. Without these improvements, the area would continue to be subjected to flooding and erosion
problems. Stream bank preservation and revegetation of eroded slopes may be needed in certain areas. Storm
drainage improvements include improvements to existing channels or provision of new drainage channel,
detention basins, and drainage easement along public or private roadways and where needed in open space
areas of the plan area.

Sewer

Currently, five main wastewater trunk lines traverse the plan area: 1) along Calimesa Boulevard, 2) along
Colorado Street, 3) along Florida Street west of Live Oak Canyon Road, 4) extending north-south from and
along Cienega Drive ROW and across the I-10 to the existing WRF in the southwest plan area, and 5) extending
east-west just north of the County Line Road. The area also contains an existing wastewater pump station south
of the freeway and east of Live Oak Canyon Road. New neighborhoods in the plan area would receive sewer
service by connecting to existing facilities. The sanitary sewer system would be designed and constructed
consistent with YVWD standards and maintained by YVWD.

Water
Potable Water

Connections to existing water lines in the adjacent neighborhoods would be necessary to provide water service
to the new neighborhoods in the plan area. Water pipelines must be sized to adequately service the plan area’s
water demands, as required by the serving agency- water service is provided by YVWD, Western Heights Water
Company, and South Mesa Water Company. Two different types of pipelines are used to convey water to the
plan area—transmission pipelines and distribution pipelines. Transmission pipelines transport water from off-
site and on-site reservoirs to the plan area, and distribution pipelines transport water from the backbone system
to individual users. The YVWD requires a minimum size of 8 inches for distribution piping, but the Specific
Plan shows that 16-inch-diameter potable-water pipelines and 12-inch-diameter nonpotable-water pipelines are
proposed to ensure adequate hydraulic flow and pressure.
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Nonpotable Water

Recycled (nonpotable) water pipelines would generally parallel potable water pipelines. These 8-inch and 16-
inch diameter sizes are preliminary, and the water pipeline network would meet all development guidelines once
the development plan and street layout are finalized. The WREF is in the plan area and would supply the FCSP
with recycled water.

3418  CIRCULATION

The internal circulation system for the FCSP would consist of a hierarchy of roads and trails to accommodate
vehicles, bicycles, pedestrians, and equestrian circulation, as shown on Figure 3-8, Conceptual Circulation Plan. The
circulation system has been designed to enhance visual and physical connectivity between neighborhoods, open
space, and other uses in the area. The project provides new collector streets, local streets, and trails in the plan
area.’

Vehicular Access

The FCSP would provide a vehicular circulation system south of 1-10 that provides a physical connection
between Live Oak Canyon Road and County Line Road. This vehicular connection would be circuitous to
discourage high-speed, cut-through traffic yet accommodate convenient access for residents.

Traffic-Calming Measures

Traffic-calming measures may be implemented to improve safety and the quality of the experience of moving
through the neighborhoods in the plan area. The traffic-calming measures are designed to provide a safe and
pedestrian-friendly environment. Traffic-calming design elements may include narrower streets, roundabouts,
intersection curb bump-outs, medians, shorter blocks, and tree canopies extending over streets. All these
encourage slower vehicular speeds, improve safety, and facilitate a stronger sense of community.

Bicycle and Pedestrian Circulation and Trails

In tandem with the traffic-calming vehicular circulation system, enhanced bicycle and pedestrian trail networks
would provide connectivity within and between the neighborhoods in the plan area, as shown on Figure 3-9,
Pedestrian Circulation | Trails Plan. The roadway connection from Live Oak Canyon Road to County Line Road
would be circuitous to accommodate efficient access yet discourage high-speed, cut-through traffic.

The FCSP includes development of a multimodal trail system that would expand the existing trail network and
outdoor recreational areas in the City. Enhanced bicycle, pedestrian, and equestrian trail networks further
augment connectivity within and between the Specific Plan neighborhoods.

3 The cross-sections of the collector streets, local streets, and trails are shown on Specific Plan Figure 3-3, Street Sections: Collector
Streets, and Figure 3-4, Street Sections, Local Streets and Trails.
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3419  CONCEPTUAL GRADING PLAN

The plan area is characterized by numerous pockets of relatively flat land on plateaus and in valleys running
east-west surrounded by undulating and often steep hillsides. The elevation change over the entire plan area is
approximately 450 feet. The highest point of the graded plan area is 2,360 feet at the southeastern corner. The
lowest point is 1,925 feet at Live Oak Canyon Road at the western edge of the plan area.

The development potential for the Proposed Project considers the natural features in the plan area while
providing suitable pads for buildings. A variety of grading techniques were applied to blend buildable areas
with the natural terrain, minimize abrupt elevation and slope transitions, and soften the slopes between building
pads. The grading concept emphasizes the need to respect the natural topography as much as possible,
especially in key areas visible from off-site, while accommodating development.

The FCSP is designed to vary the slope ratio from 2:1 to 5:1 (horizontal to vertical). Where proposed grades
meet existing topography, the grades would be rounded to blend and provide a natural effect (see Figure 3-10,
Conceptual Grading Plan). The conceptual grading plan is based on the following main principles:

m  Preserve land designated as Open Space in the Land Use Plan. This open space includes the major
ridgelines in the plan area.

m  Preserve as much open space as possible in the Land Use Plan. This open space includes the major
significant ridgelines, as shown on Figure 3-9, Pedestrian Circulation | Trails Plan.

m  Situate the finished elevation of building pads so they complement the character of the existing adjacent
natural topography.

m  New roads should be designed to follow the existing topography to minimize grading to the extent possible
while still meeting the City’s design guidelines.

m  Contour-grade all new roads to minimize grading to the extent possible.

m  Use grading techniques consistent with the recommendations in the required geotechnical reports, City of
Yucaipa Grading Manual, and required grading permits.

Approximately 46 percent of the site contains slopes from 0 to 15 percent (flat to gentle slope), and
approximately 19 percent of the site has slopes over 40 percent (steep terrain). Per Section 87.2210 of the City’s
development code, slopes from 0 to 5 percent are considered flat and developable without any grading.
Development on slopes of 15 percent and above is subject to Hillside Development Review.
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Figure 3-8 - Conceptual Circulation Plan
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Figure 3-9 - Pedestrian Circulation/Trails Plan
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Figure 3-1

2150

L
2000
o Yucaipa Valley Water District
Ownership 2190100

/) >

f) raze

( \ 386 DU

N 4-5AC

N
0 s pia
# / = g e % g 2250 > 205
SRR % Lo ) - z I ERD

e

0 - Conceptual Grading Plan

Specific Plan Boundary

Scale (Feet)

N

PlaceWorks



FREEWAY CORRIDOR SPECIFIC PLAN DRAFT SUBSEQUENT ENVIRONMENTAL IMPACT REPORT
CITY OF YUCAIPA

3. Project Description

This page intentionally left blank.

Page 3-30 PlaceWorks



FREEWAY CORRIDOR SPECIFIC PLAN DRAFT SUBSEQUENT ENVIRONMENTAL IMPACT REPORT
CITY OF YUCAIPA

3. Project Description

Grading applied to the plan area achieves a 2:1 ratio (height over distance), which would increase with the slope.
Even though the development code generally prohibits development on slopes of 41 percent or greater, this is
primarily meant to concentrate or intensify development on less environmentally sensitive terrain, not to
prohibit development or reduce permitted density. City of Yucaipa Development Code Section 87.1165 and
the City of Yucaipa Grading Manual require basic grading standards, such as:

m  Finished slopes shall not be greater than a 2:1 ratio (horizontal-to-vertical), except as approved by soil
engineering and engineering geology report and per the requirements of the Grading Manual.

m  Structures shall be placed as far from slopes as practicable to prevent structural damage due to water runoff,

erosion, or slope instability.
m  Phase grading to allow revegetation of slopes and to prevent soil erosion.
m  Limit grading to areas designated for building, resurface, and landscape.
m  Provide subsurface drainage at cut-and-fill slopes to ensure stability and prevent groundwater seepage.
m  Allow 2 percent slopes from structures to drainage facilities and 4 percent at earth swales.
m At driveways, abide by minimum grade requirements established in the Grading Manual.

The Specific Plan also includes a variety of provisions, including the use of contour grading with undulating
slopes and native plantings to provide for a transition between open space and future development that is
intended to ensure that site grading efforts maintain a more naturalistic appearance.

3.4.1.10 LANDSCAPING

The Specific Plan includes landscape design standards to create a consistent landscaped environment that
complements the surrounding open space. These standards atre also intended to provide screening, buffering,
and shade where needed. Landscape plans would be required to incorporate water conservation techniques and
apply a drought-resistant plant palette.

3.41.11  SIGN REGULATIONS

The City of Yucaipa Development Code, Division 7, Chapter 7, Sign Regulations, apply to signs in the FCSP.
Before issuing any sign permits, the projects under the FCSP would be required to submit a Master Sign
Program for nonresidential uses for review and approval by the Community Development Director.

3.4.2 Buildout Comparison to the Approved Project

Table 3-4, Buildout Comparison of the Proposed Project to the Approved Project, identifies the net change in dwelling
units and nonresidential square footage associated with the update to the FCSP. The Proposed Project would
result in increases of 25 dwelling units and 69 people, a reduction of approximately 2.28 million square feet of
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Regional Commercial (RC), an increase of approximately 2.79 million square feet of Business Park (BP), and a

reduction of 317 employees.

Table 3-4 Buildout Comparison of the Proposed Project to the Approved Project
Regional
Commercial Business Park Total Non-
Dwelling Units Population (RC) SF (BP) SF residential SF Employees
Approved Project 2,447 6,754 3,379,737 1,206,042 4,585,779 2,999
Proposed Project 2,472 6,823 1,100,761 3,992,503 5,093,265 2,682
Net Change 25 69 -2,278,976 2,786,461 507,486 -317

Notes: SF = square feet; RC = Regional Commercial; BP = Business Park. There is no change associated with the existing pumpkin farm.

3.4.3 Pacific Oaks Commerce Center

The Proposed Project includes a project-level analysis for buildout of the Pacific Oaks Commerce Center in
planning areas BP 2 and BP 3 (“project area”). Figure 3-11, Pacific Oaks Commerce Center Tract Map, and Table
3-5, Pacific Oaks Commerce Center Buildout, identify the land use components associated with the Pacific Oaks
Commerce Center project. Figure 3-12, Pacific Oaks Commerce Center Site Plan, shows the details of the speculative
warehouse buildings that would be developed as part of the Pacific Oaks Commerce Center. Building 1 would
have 1,032,500 square feet of warehouse and 20,000 square feet of office use, for a total of 1,052,500 square
feet of building space. Building 2 would have 981,500 square feet of warehouse and 20,000 square feet of office
use, for a total of 1,001,500 square feet of building space. Each building also would allow up to 25 percent of
the building squatre-footage for cold-storage uses. As a result, the Pacific Oaks Commerce Center would result
in development of up to 2,054,000 square feet.

Table 3-5 Pacific Oaks Commerce Center Buildout
Land Use Acres Building SF Docking Bays Trailer Stalls Auto Stalls

Parcel 1 — Residential Pad* 2 29.53 - - - -
Parcel 2 — Residential Pad'-2 32.04 - - - -
Parcel 3 — Building 1 60.27 1,052,500 178 410 515
Parcel 4 — Open Space 65.82 - - - -
Parcel 5 — Open Space 30.04 - — — -
Parcel 6 — Trailer Parking® 29.68 - - 322 -
Parcel 7 — Building 2° 65.53 1,001,500 178 326 471
Total 31291 2,054,000 356 1,058 986

Notes: SF = square feet.

T The Pacific Oaks Commerce Center project does not include development of residential land uses. The acreages for Parcel 1 and Parcel 3 are included because of
the need to grade these parcels during construction of the souther portion of Wildwood Canyon Road and the parcels associated with the warehouse buildings and
trailer parking. These sites are designated for future residential uses pursuant to the Specific Plan.

The FCSP identifies PA 12 as 35.2 acres whereas Parcel 1 and Parcel 2 of the Pacific Oaks Commerce Center project total 61.57 acres. This is because the Specific
Plan excludes manufactured slope in the land use density and intensity calculations. For Parcel 1 and Parcel 2, there are 26.37 acres of manufactured slope (43
percent of the total acreage of Parcel 1 and Parcel 2), which is included in the 553 acres of open space.

The FCSP identifies BP 3 as 71.3 acres whereas Parcel 6 and Parcel 7 of the Pacific Oaks Commerce Center project total 95.2 acres. This is because the Specific
Plan excludes manufactured slope in the land use density and intensity calculations. For Parcel 6 and Parcel 7, there are 23.9 acres of manufactured slope (25
percent of the total acreage of Parcel 6 and Parcel 7), which is included in the 553 acres of open space.
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Figure 3-11 - Pacific Oaks Commerce Center Tract Map
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Figure 3-12 - Pacific Oaks Commerce Center Site Plan
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3.431  PACIFIC OAKS COMMERCE CENTER TRUCK AND AUTOMOBILE PARKING

Each warehouse building would provide 178 truck docking bays for a total of 356 truck docking bays in the
project area. Building 1 would provide 410 truck parking stalls and 515 auto parking spaces. Building 2 would
provide 326 truck parking stalls and 475 auto parking spaces. Building 2 can also be connected to an additional
parking lot that would accommodate 322 truck parking stalls. This parking lot would be on a separate parcel
and would be used either for overflow parking or as a standalone use. As a result, the Pacific Oaks Commerce
Center would provide for a total of 1,058 truck parking stalls and 986 auto parking spaces on-site. Pursuant to
Sections 5.106.5.2 and 5.106.5.3.2 of the 2022 California Green Building Standards Code, 32 of the parking
spaces would be designated for low-emitting, fuel efficient, and carpool/vanpool vehicles, and an additional 99
spaces would be designated for electric vehicles (California Code of Regulations, Title 24, Part 11).

3432 LANDSCAPING AND FENCING

To screen the loading docks and truck trailer parking areas, eight-foot-high, tube-steel fencing would be installed
along the northern and southern boundatries of Building 1 and the eastern, southern, and western boundaries
of Building 2. The project also includes installation of ornamental landscaping, including trees, shrubs, and
groundcover along the project frontages of the southern extension of Wildwood Canyon Road (also identified
as Oak Hills Parkway, which would provide the planned connection to Live Oak Canyon Road).

3433  SITEACCESS

Access to the Pacific Oaks Commerce Center would be from a newly constructed city roadway (i.e., southern
extension of Wildwood Canyon Road) that would connect to Live Oak Canyon Road. Since the Wildwood
Canyon Interchange Project would not be constructed until after buildout of the Pacific Oak Commerce Center
project, the newly constructed roadway would terminate just north of Building 2, as shown on Figure 3-12.
Building 1 would be accessible via two 50-foot-wide driveways. Both driveways would give full access to both
trucks and passenger vehicles. Building 2 would be accessible via three driveways—two would be 50 feet wide
for full access for trucks and passenger vehicles, and one would be 30 feet wide to provide additional access
only for passenger vehicles to the parking lot.

3.43.4  PACIFIC OAKS COMMERCE CENTER BUILDING ELEVATIONS

Figure 3-13, Pacific Oaks Commerce Center: Building 1 Elevations, and Figure 3-14, Pacific Oaks Commerce Center:
Building 2 Elevations, identify the building elevations for Building 1 and Building 2. As shown on these figures,
the maximum building height of the warehouse buildings would be 62 feet.

3435 INFRASTRUCTURE IMPROVEMENTS

Street Improvements

The Pacific Oaks Commerce Center project includes installation of a newly constructed public roadway (i.e.,
southern extension of Wildwood Canyon Road) that would connect to Live Oak Canyon Road. This roadway
would be 44 feet wide with curb and gutter on both sides.
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Drainage Plans

The Pacific Oaks Commerce Center would include installation of new storm drainage infrastructure.
Stormwater runoff in the disturbed areas would be collected by catch basins and conveyed to a diversion
structure that directs low flows into a hydrodynamic separator for pretreatment. Pretreated flows would then be
routed into an underground corrugated metal pipe detention system where they would be temporarily detained
and released at a mitigated flow rate to a Modular Wetland System for treatment prior to discharging off-site.
In the case of larger storm events, high flows would bypass the detention system and be diverted directly off-
site through the diversion structure.

Due to the surrounding area being largely undeveloped, the project site naturally receives off-site run-on from
the east. To maintain existing drainage patterns, the project would collect and route off-site run-on across the site
through a proposed 36- to 54-inch storm drain that would be in the proposed public road (southern extension
of the Wildwood Canyon Road). Off-site run-on entering the public storm drain would continue flowing west
and ultimately outlet near the western property line without any treatment.

Water and Sewer

The project includes installation of 886 linear feet of on-site sewer lines that would connect to the proposed
main line in the new main proposed street servicing the entire project. In addition, approximately 3,978 linear
feet of new sewer line would also be constructed in the new proposed street and includes the connection south
to the main sewer line leading into the treatment plant. Approximately 1,364 linear feet on onsite domestic
waterlines would be installed connecting private water lines from each building with the public system in the
proposed street. Approximately 20,690 linear feet of off-site domestic public water lines would be installed to
service the project. The new connection would begin at Avenue D and Oak Glen Road to the north and run
south under the I-10 within Live Oak Canyon and then easterly in the new proposed road leading to the Pacific
Oaks project.

3.43.6 PACIFIC OAKS COMMERCE CENTER GRADING PLAN

Development of planning areas BP 2 and BP 3 requires additional grading to provide for building pads, parking
areas, and roadway right-of-way for the proposed Wildwood Canyon Road southern extension (see Figure 3-
10, Conceptual Grading Plan). As a result, the Pacific Oaks Commerce Center project would also grade the
residential pad for planning area PA 12; however, no residential development would occur as part of the Pacific
Oaks Commerce Center project. The total disturbance area for the Pacific Oaks Commerce Center is 238 acres.
Grading work associated with the Pacific Oaks Commerce Center Project soils would include cuts of 60 feet
in depth and fills of 100 feet to achieve the new building pad elevations. The development of the project would
be balanced overall but export would be assumed from the nonresidential building pads in BP 2 and BP 3 to
the residential pad in PA 12.
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Figure 3-13 - Pacific Oaks Commerce Center - Building 1 Elevations
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Figure 3-14 - Pacific Oaks Commerce Center - Building 2 Elevations

2” Wide Standing Seam Vertical
Reveal Cladding o/ Conc. at Tower

1” Wide Reveal
Surround Around
Windows

Painted Accent
Inset Lintel

Standing Seam 2” Wide 1” Wide Clerestory Standing Seam Vertical Cladding
Metal Roof Reveal Reveal Window o/ Conc. at Tower

||| -i-i-! I

Sign Location
(Sign Program
Submitted Separately)

NORTH ELEVATION

2” Wide Reveal

Painted Accent
Inset Lintel

Standing Seam
Metal Roof

WEST ELEVATION LEGEND

P-1: FIELD PAINT - SW7656 RHINESTONE

ACCENT PAINT - SW6247 KRYPTON

-
e P-4:

_ . -4 ACCENT PAINT - SW6249 STORM CLOUD

450" \ \ | | H | | [ H | | FEELIAELIA D \ [ B | [ \ B | \ 150 . P-5: ACCENT PAINT - SW6251 OUTERSPACE
, L . GLAZING:  PPG SOLARCOOL PACIFICA BLUE
SOUTH ELEVATION . STOREFRONT: ABS DARK BRONZE
‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ SIDING: STANDING SEAM VERTICAL METAL
SIDING AT ENTRY TOWER

Painted Accent || Standing Seam
2” Wide Reveal Inset Lintel Metal Roof

EAST ELEVATION

Scale (Feet)
Source: RGA - Office of Architectural Design 2022. ‘ J

PlaceWorks




FREEWAY CORRIDOR SPECIFIC PLAN DRAFT SUBSEQUENT ENVIRONMENTAL IMPACT REPORT
CITY OF YUCAIPA

3. Project Description

This page intentionally left blank.

Page 3-42 PlaceWorks



FREEWAY CORRIDOR SPECIFIC PLAN DRAFT SUBSEQUENT ENVIRONMENTAL IMPACT REPORT
CITY OF YUCAIPA

3. Project Description

3.44 FCSP Phasing Plan

The Proposed Project would be developed pursuant to market demand in approximately seven phases. These
phases may overlap. Figure 3-15, Conceptnal Phasing Plan, identifies that new development would begin on
properties south of 1-10, starting with the Business Park uses in Phase 1, which include the approved County
Line Warehouse development and the proposed Pacific Oaks Commerce Center project. The next series of
phases assumes development of residential and commercial uses. Table 3-5, Conceptual Phasing Plan, identifies
the buildout potential by phase. Phasing is conceptual only; the actual phasing may vary given ownership
patterns, market demand for specific commercial and residential products, and the timing of Caltrans’s
improvements to the Live Oak Canyon Road interchange and the proposed interchange at Wildwood Canyon
Road. The necessary infrastructure and utilities needed to support each phase must be in place or committed
tinancially—and bonded—prior to issuance of any certificate of occupancy for that phase. For developments
in Phases 5 and 6, secondary freeway access would be provided to connect to I-10, as required by City public
safety and emergency response personnel.

Table 3-5 Conceptual Phasing Plan

Phase Dwelling Units Regional Commercial (RC) SF Business Park (BP) SF
1a - County Line Warehouse Project 0 0 366,423
1b — Pacific Oaks Commerce Center 0 0 2,054,000
1¢c — Remaining BP 6 0 0 210,830
2 1,123 230,215 0
3 472 0 0
4 124 343,035 546,678
5 1,133 0
6 0 527,511
7 0 0 814,572
Total 2472 1,100,761 3,989,730

Notes: SF = square feet; The Agricultural Tourism (AT) and the Public Facilities (PUB) are existing land uses and therefore not included in this table.

Phase 1a = Planning area BP 6 (part). County Line Road Warehouse (approved development).
Phase 1b = Planning areas BP 2 and BP 3. Pacific Oaks Commerce Center.
Phase 1c = remaining development in planning Area BP 6. SF based on the maximum FAR.

3.4.5 Pacific Oaks Commerce Center Construction and Phasing

The Pacific Oaks Commerce Center project is proposed to be constructed in three subphases. Phase 1 would
include the mass grading of the entire area and the construction of Building 1. Phase 2 would include the
construction and paving of the road for access. Phase 3 would be the construction of Building 2. Overall
development is proposed to take a minimum of two years, with initial occupancy assumed as eatly as fall 2020.

3.5 |INTENDED USES OF THE EIR

This program SEIR examines the potential environmental impacts of the Proposed Project compared to the
Approved Project. This SEIR also addresses various actions by the City and others to adopt and implement the
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FCSP. It is the intent of the SEIR to evaluate the environmental impacts of the Proposed Project, thereby
enabling the City of Yucaipa, other responsible agencies, and interested parties to make informed decisions
with respect to the requested entitlements. The anticipated approvals required for this project are in Table 3-0,
Project Approvals Needed.

Table 3-6 Project Approvals Needed
Lead Agency Action

o Certification of the SEIR
o Adoption of the proposed FCSP

o Amendment of the General Plan Land Use Map to correspond to the updated
FCSP land use plan and Hillside Overlay

o Adoption of the Findings of Fact and Statement of Overriding Considerations
o Adoption of the Mitigation Monitoring Program

o Approval of a Tentative Tract Map (TTM) 20533 for the Pacific Oaks Commerce
Center Project

o Approvals and Permits necessary to execute the Pacific Oak Commerce Center,
included, but not limited to grading permits, conditional use permit, building
permits, etc.

o Review of Fire Plan through Building and Safety
Responsible Agencies Action

Yucaipa Valley Water District o Approval of a Water Supply Assessment by the YVWD

South Mesa Water District

Western Heights Water Company

City of Yucaipa
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Figure 3-15 - Conceptual Phasing Plan
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4. Environmental Setting

41 INTRODUCTION

This section provides a “description of the physical environmental conditions in the vicinity of the project, as
they exist at the time the notice of preparation is published, ... from both a local and a regional perspective”
(Guidelines § 15125][a]), pursuant to provisions of the California Environmental Quality Act (CEQA) and the
CEQA Guidelines The environmental setting provides the baseline physical conditions from which the lead
agency will determine the significance of environmental impacts resulting from the proposed project.

4.2 REGIONAL ENVIRONMENTAL SETTING

4.21 Regional Location

The City of Yucaipa is in southwestern San Bernardino County and is bounded by unincorporated San
Bernardino County to the northeast and east, the City of Redlands to the northwest and west, and the City of
Calimesa and unincorporated Riverside County to the south (see Figure 3-1, Regional Location, in Chapter 3,
Project Description).

4.2.2 Regional Planning Considerations
4221  SCAG REGIONAL TRANSPORTATION PLAN/SUSTAINABLE COMMUNITIES STRATEGY

The Southern California Association of Governments (SCAG) is a council of governments representing
Imperial, Los Angeles, Orange, Riverside, San Bernardino, and Ventura counties. SCAG is the federally
recognized metropolitan planning organization for this region, which encompasses over 380,000 square miles.
SCAG is a regional planning agency and a forum for addressing regional issues concerning transportation, the
economy, community development, and the environment. SCAG is also the regional clearinghouse for
projects requiring environmental documentation under federal and state law. In this role, SCAG reviews
proposed development and infrastructure projects to analyze their impacts on regional planning programs.

The 2020-2045 Regional Transportation Plan/Sustainable Communities Strategy (RTP/SCS), “Connect
SoCal,” was adopted on September 3, 2020. Connect SoCal encompasses four principles—mobility, economy,
healthy/complete communities, and environment—that are important to the region’s future (SCAG 2020).
Connect SoCal explicitly lays out goals related to housing, transportation technologies, equity, and resilience
to adequately reflect the increasing importance of these topics in the region.

The SCS outlines a development pattern for the region, which, when integrated with the transportation
network and other transportation measures and policies, would reduce greenhouse gas (GHG) emissions
from transportation (excluding goods movement). The SCS is meant to provide growth strategies that will
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achieve the regional GHG emissions reduction targets identified by the California Air Resources Board.
However, the SCS does not require that local general plans, specific plans, or zoning be consistent with the
SCS; instead, it provides incentives to governments and developers for consistency. The proposed project’s
consistency with the applicable 2020-2045 RTP/SCS policies is analyzed in detail in Section 5.11, Land Use
and Planning.

4.22.2 SOUTH COAST AIR BASIN AIR QUALITY MANAGEMENT PLAN

The plan area is in the South Coast Air Basin (SoCAB), which is managed by the South Coast Air Quality
Management District (South Coast AQMD). Pollutants emitted into the ambient air by stationary and mobile
sources are regulated by federal and state law, and standards are detailed in the SoCAB Air Quality
Management Plan. Air pollutants for which ambient air quality standards (AAQS) have been developed are
known as criteria air pollutants—ozone (Os3), carbon monoxide (CO), volatile organic compounds (VOC),
nitrogen oxides (NOy), sulfur dioxide, coarse inhalable particulate matter (PMig), fine inhalable particulate
matter (PMzs), and lead. VOC and NOx are criteria pollutant precursors and go on to form secondary criteria
pollutants, such as Os, through chemical and photochemical reactions in the atmosphere. Air basins are
classified as attainment/nonattainment atreas for particular pollutants depending on whether they meet AAQS
for that pollutant. Based on the SoCAB Air Quality Management Plan, the SoCAB is designated
nonattainment for Oz PMas PMio, and lead (Los Angeles County only) under the California and National
AAQS and nonattainment for NO, under the California AAQS (CARB 2023). The proposed project’s
consistency with the applicable AAQS is discussed in Section 5.3, Air Quality.

4223 GREENHOUSE GAS EMISSIONS REDUCTION LEGISLATION

Current State of California guidance and goals for reductions in GHG emissions are generally embodied in
Executive Order (EO) S-03-05, EO B-30-15, EO B-55-18, Assembly Bill 32 (AB 32), AB 1279, Senate Bill 32
(SB 32), and SB 375. CARB adopted the 2022 Scoping Plan for Achieving Carbon Neutrality (2022 Scoping
Plan) on December 15, 2022, which lays out a path to achieve carbon neutrality by 2045 or earlier and to
reduce the state’s anthropogenic GHG emissions (CARB 2022). The Scoping Plan was updated to address the
carbon neutrality goals of EO B-55-18 and the ambitious GHG reduction target as directed by AB 1279.
Previous Scoping Plans focused on specific GHG reduction targets for our industrial, energy, and
transportation sectors to meet 1990 levels by 2020, then the more aggressive 40 percent below 1990 levels for
the 2030 target. This plan expands on earlier Scoping Plans with a target of reducing anthropogenic
emissions to 85 percent below 1990 levels by 2045. Carbon neutrality takes it one step further by expanding
actions to capture and store carbon, including through natural and working lands and mechanical

technologies, while drastically reducing anthropogenic sources of carbon pollution.

The proposed project’s ability to meet these regional GHG emissions reduction target goals is analyzed in
Section 5.8, Greenhouse Gas Emissions.
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4.3 LOCAL ENVIRONMENTAL SETTING

4.3.1 Location and Land Use

4311 PROJECT LOCATION

The 1,242-acre Freeway Corridor Specific Plan (FCSP) area is in the City of Yucaipa in San Bernardino
County. The plan area is bisected by 1-10 and abuts the Riverside County boundary to the south. Regional
access to the plan area is provided by I-10 from the east and west. Local access is provided by Live Oak
Canyon Road, County Line Road, Oak Glen Road, Wildwood Canyon Road, and Calimesa Boulevard (see
Figure 3-1, Regional Location, and Figure 3-2, Local Vicinity, in Chapter 3, Project Description).

43.1.2  EXISTING LAND USES WITHIN AND SURROUNDING FCSP

Existing land uses in the plan area are shown on Figure 3-3, Aerial Photograph. Land uses within the FCSP
consist primarily of agricultural land (ranching and farming), a limited number of residences, a wastewater
treatment plant, and miscellaneous commercial uses such as an outdoor pottery store and storage. The Live
Oak Canyon Pumpkin Patch and Christmas Tree Farm operates seasonally, with its peak season in the fall.
The pumpkin farm operates a corn maze (fall only), carnival-type rides and games, tractor/hay rides, pony
rides, petting zoo, Christmas Tree sales (winter only), U-pick pumpkin patch (fall only), and concessions (fall
only) during the fall and winter seasons.! The Henry N. Wochholz Regional Water Recycling Facility is owned
and operated by the Yucaipa Valley Water District. This land use is isolated from the other areas in the FCSP
and can only be accessed via a secondary road off of County Line Road. The FCSP Update identifies these
parcels as “Not a Part” (N.A.P) because it is solely owned by the Yucaipa Valley Water District. The plan area
is surrounded by open space, residential, and commercial uses. Figure 4-la through Figure 4-le, Site
Photographs, show the existing land uses within and surrounding the plan area.

4.3.2 Environmental Resources and Infrastructure
4321  AESTHETICS

The plan area consists primarily of agricultural land (ranching and farming), a limited number of residences, a
wastewater treatment plant, and miscellaneous commercial uses such as an outdoor pottery store and storage.
Refer to Section 5.1, Aesthetics, of this Draft SEIR, for more information on the existing visual quality of the
plan area.

I The Yucaipa City Council authorizes a special event permit (SEP) annually to the Pumpkin Factory to operate the Live Oak
Canyon Pumkin Farm Pumpkin Patch and Christmas Tree Farm. The Live Oak Canyon Farm has operated the pumpkin patch
and Christmas tree farm for over 30 years, prior to the incorporation of the City of Yucaipa, and the City has authorized a SEP for
the Pumpkin Patch and Christmas Tree Farm every year since 2017. The Live Oak Canyon Pumpkin Patch and Christmas Tree
Farm has 900 parking spaces on-site and an additional 300 parking spaces on Live Oak Canyon Road. Special events run from
mid-September to the end of December and may generate up to 100,000 visitors over the course of an event. There are no changes
in events or activities for the Live Oak Canyon Pumpkin Patch and Christmas Tree Farm with implementation of the Proposed
Project.
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4322  AGRICULTURE AND FORESTRY RESOURCES

The plan area consists of agricultural uses, including the Live Oak Canyon Pumpkin Patch and Christmas
Tree Farm, which operates seasonally, with its peak season in the fall. Refer to Section 5.2, Agriculture and
Forestry Resources, for more information on the existing agricultural types and uses within the plan area.

4323 AR QUALITY

The SoCAB, which is managed by South Coast AQMD, is designated as nonattainment for O3 and PMas,
under the California and National AAQS, nonattainment for PMjp under the California AAQS, and
nonattainment for lead (Los Angeles County only) under the National AAQS (CARB 2023). Existing air
quality conditions in the city are analyzed in Section 5.3, Air Quality, of this Draft SEIR.

4324  BIOLOGICAL RESOURCES

The plan area consists of developed and undeveloped parcels of land, including agricultural uses. The plan
area is surrounded by open space, residential, and commercial uses. Refer to Section 5.4, Biological Resonrces, for
more information on existing biological resources in the plan area.

4325 CULTURAL RESOURCES

Portions of the plan area are undeveloped and vacant; therefore, there is potential to discover cultural
resources during ground-disturbing activities. Refer to Section 5.5, Cultural Resources, for more information on
historical and archaeological resources.

43.2.6 ENERGY

The plan area consists primarily of agricultural land (ranching and farming), a limited number of residences, a
wastewater treatment plant, and miscellaneous commercial uses such as an outdoor pottery store and storage.
The developed uses in the plan area utilize various forms of energy throughout their operations (electricity,
natural gas, and transportation). Refer to Section 5.6, Energy, for a discussion of energy use and requirements
in California.

4327 GEOLOGY AND SOILS

Portions of the plan area are undeveloped and vacant and could be susceptible to geological and soil hazards.
Additionally, ground-disturbing activities could have the potential to uncover paleontological resources. Refer
to Section 5.7, Geology and Soils, for a discussion on geology and soils in the plan area.

43.2.8 GREENHOUSE GAS EMISSIONS

Global climate change is not confined to a particular project area, and even very large projects do not
generate enough greenhouse gas emissions on their own to influence global climate change significantly. A
discussion of existing GHG emissions in California can be found in Section 5.8, Greenhouse Gas Emissions, of
this Draft SEIR.
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Figure 4-1a - Site Photographs
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Figure 4-1b - Site Photographs

KEY MAP Photo 4. View from Calimesa Boulevard looking northwest.
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Photo 5. View from Calimesa Boulevard looking east at Wally's Carpet and Tile. Photo 6. View from County Line Lane looking southwest at residences.
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Figure 4-1c - Site Photographs

Photo 8. View from Cienaga Drive looking south at field.
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Figure 4-1d - Site Photographs

Photo 10. View from Calimesa Boulevard looking southeast at Interstate 10 (Redlands Freeway).
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Photo 11. View from 16th St looking southeast.

Photo 12. View from Live Oak Canyon Road looking southeast.
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Figure 4-1e - Site Photographs

KEY MAP Photo 13. View from County Line Lane looking north.
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4329 HAZARDS AND HAZARDOUS MATERIALS

The plan area consists of undeveloped and developed areas, including agricultural land, a limited number of
residences, a wastewater treatment plant, and miscellaneous commercial uses. The plan area is not listed on
EnviroStor or GeoTracker databases (DTSC 2023; SWRCB 2023). Section 5.9, Hagards and Hazardons
Materials, provides further analysis of hazards and hazardous materials.

4.3.210 HYDROLOGY AND WATER QUALITY

The plan area consists of developed and undeveloped areas and includes various water and drainage features
(e.g., Yucaipa Creek). Section 5.10, Hydrology and Water Quality, provides a discussion of the existing hydrologic
conditions of the plan area.

4.3.211 LAND USE AND PLANNING

The plan area is in an urbanizing area of the city, surrounded by open space, residential, and commercial uses.
Section 5.11, Land Use and Planning, provides further analysis of regional and local land use plans applicable to
the Proposed Project.

4.3.212 MINERAL RESOURCES

The plan area is designated MRZ-3, indicating that there are areas containing known or inferred minerals of
undetermined resource significance (CGS 2008). Section 5.12, Mineral Resources, provides a discussion of the
existing mineral resources in the plan area.

43213 NOISE

The plan area consists of developed and undeveloped uses and is surrounded by open space, residential, and
commercial uses. The noise environment surrounding the plan area is influenced by the on-site operations
and activities, surrounding roadway sources, and the nearby residential and commercial uses. Refer to Section
4.13, Nozse, for additional information concerning the existing noise environment.

4.3.2.14 POPULATION AND HOUSING

The plan area consists primarily of agricultural land (ranching and farming), a limited number of residences, a
wastewater treatment plant, and miscellaneous commercial uses. The buildout of the Approved Project is
06,754 residents and 2,999 employees. Refer to Section 5.14, Population and Housing, for further information on
population and housing.

4.3.215 PUBLIC SERVICES

Police services in Yucaipa are provided by the City of Yucaipa Police Department, and fire services are
provided by the Yucaipa Fire Department. The plan area is in the Yucaipa-Calimesa Joint Unified School
District. The Yucaipa Branch Library, which is part of the San Bernardino County Public Library community
library network, provides library services in Yucaipa. Refer to Section 5.15, Public Services, for additional
information on public services.
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4.3.216 RECREATION

The plan area does not include recreational facilities. The Live Oak Canyon Pumpkin Patch and Christmas
Tree Farm, which operates seasonally, with its peak season in the fall, operates a corn maze (fall only),
carnival-type rides and games, tractor/hay rides, pony rides, petting zoo, Christmas tree sales (winter only), U-
pick pumpkin patch (fall only), and concessions during the fall and winter seasons. The Yucaipa Regional Park
is 2.85 miles northeast of the plan area. Refer to Section 5.16, Recreation, for information on recreational
facilities.

4.3.217 TRANSPORTATION

Regional access to the plan area is provided by I-10 from the east and west, and the plan area is bisected by
1-10. Local access is provided by Live Oak Canyon Road, County Line Road, Oak Glen Road, Wildwood
Canyon Road, and Calimesa Boulevard. The City uses two thresholds for analyzing VMT impacts—the first
threshold uses baseline and cumulative project-generated VMT per service population, and the second
threshold uses cumulative link-level boundary VMT per service population in the city. See Section 5.17,
Transportation, for additional information concerning existing transportation and traffic conditions.

4.3.218 TRIBAL CULTURAL RESOURCES

The Native American Heritage Commission’s Sacred Lands File record search found no tribal resources in
the plan area. Refer to Section 5.18, Tribal Cultural Resources, for additional information on tribal cultural
resources.

4.3.2.19 UTILITIES AND SERVICE SYSTEMS

Portions of the plan area are currently developed and have utility connections and tie-ins. Water and
wastewater is treated by Yucaipa Valley Water District, and solid waste is transported to the San Timoteo
Landfill. Refer to Section 5.19, Utilities and Service Systems, for additional information on water, storm drainage,
sewer, and solid waste.

4.3.2.20 WILDFIRE

The western portion of the plan area is in a “very high” fire hazard severity zone of a local responsibility
area. Refer to Section 5.20, Wildfire, for additional information on fire hazards within the plan area.

4.3.3 General Plan and Zoning

The plan area consists of the following zoning/land use designations: Residential (R), Regional Commercial
(RC), Business Park (BP), Open Space Conservation (OS-C) and Open Space (OS), as shown in Figure 3-4,
Approved Land Use Plan, which align with the land use plan of the existing FCSP. Figure 3-7, Proposed Land Use
Plan, shows the proposed zoning/land use designation changes.
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4.4 ASSUMPTIONS REGARDING CUMULATIVE IMPACTS

Section 15130 of the CEQA Guidelines states that cumulative impacts shall be discussed where they are
significant. It further states that this discussion shall reflect the level and severity of the impact and the
likelihood of occurrence, but not in as great a level of detail as that necessary for the project alone. Section
15355 of the Guidelines defines cumulative impacts to be “...two or more individual effects which, when
considered together, are considerable or which compound or increase other environmental impacts.”
Cumulative impacts represent the change caused by the incremental impact of a project when added to other
proposed or committed projects in the vicinity.

The CEQA Guidelines (Section 15130 [b][1]) state that the information utilizes in an analysis of cumulative
impacts should come from one of two sources:

A. A list of past, present, and probable future projects producing related cumulative impacts,
including, if necessary, those projects outside the control of the agency; ot

B. A summary of projections contained in an adopted general plan or related planning

document designed to evaluate regional or area-wide conditions.

The cumulative impact analyses in this Draft SEIR uses method B, which analyzes the cumulative effect of
the Proposed Project using the City’s General Plan and the San Bernardino County Transportation
Authority’s San Bernardino Traffic Analysis Model (SBTAM) travel demand forecast model for the year 2040
analysis horizon for transportation modeling. The horizon year of SBTAM is 2040 and reflects cumulative
conditions based on demographic projections and individual city and county general plans. SBTAM was
modified to include the Proposed Project socioeconomic data. The Proposed Project land uses were
converted to socioeconomic data by using factors from the SCAG Employment Density Study for
employment uses and City of Yucaipa data from the SBTAM for residential uses. The base and future year
“plus project” conditions VMT were derived from full model runs performed to isolate the VMT for the
Proposed Project.

Please refer to Chapter 5, Environmental Analysis, for a discussion of the cumulative impacts associated with
development and growth in the city and region for each environmental resource area.

Cumulative impact analyses for several topical sections are based on the most appropriate geographic
boundary for the respective impact. Several potential cumulative impacts that encompass regional boundaries
(e.g., air quality and transportation) have been addressed in the context of various regional plans and defined
significance thresholds. Climate change is a global issue, and the cumulative impacts analysis has been
addressed in the context of State regulations and regional plans designed to address the global cumulative
impact.

The following is a summary of the approach and extent of cumulative impacts, which are further detailed in
each environmental topical section:
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m  Aesthetics. The geographic context for the analysis of cumulative aesthetics and visual resources
impacts includes developments in Yucaipa and Calimesa (Riverside County). The Proposed Project’s
physical impacts are localized and would take place within the footprint of the plan area.

m  Agriculture and Forestry Resources. The geographic context for the analysis of cumulative agriculture
and forestry resources impacts includes the city but also considers regional resources.

B Air Quality. Air quality impacts include regional (cumulative) impacts and localized impacts. For
cumulative impacts, the analysis is based on the regional boundaries of the SoOCAB.

m  Biological Resources. Biological resources impacts ate localized impacts but also consider regional
habitat loss in the southern California region based on the range of the protected species.

m  Cultural Resources. Cumulative impacts consider the potential for the Proposed Project in conjunction
with nearby existing and reasonably foreseeable development projects to result in impacts on cultural
resources in the plan area and within a one-half-mile radius of the plan area for historical and
archaeological resources, and for tribal cultural resources significant to local Native American tribes.

m  Energy. Energy impacts are site specific and can contribute to the consumption and demand for energy
in the region.

m  Geology and Soils. Geology and soils impacts are site specific.

m  Greenhouse Gas Emissions. GHG emissions impacts are not site-specific impacts but cumulative
impacts. Therefore, the analysis in Chapter 5 also provides the analysis to determine whether the
Proposed Project would make a cumulatively considerable contribution to significant cumulative GHG
emissions impacts.

m  Hazards and Hazardous Materials. Impacts are typically site specific and generally would not combine
with impacts of other projects to result in cumulatively considerable impacts, but the cumulative impacts
in this SEIR consider the combined effects of nearby past and reasonably foreseeable projects in
conjunction with the Proposed Project.

m  Hydrology and Water Quality. Cumulative hydrology and water quality impacts are determined in the
context of the Santa Ana Watershed.

m  Land Use and Planning. Cumulative impacts are based on applicable jurisdictional boundaries and
related plans, including the City of Yucaipa General Plan and regional land use plans (e.g, SCAG’s
RTP/SCS).

®m  Mineral Resources. The geographic context for the analysis of cumulative mineral resources impacts
includes the city but also considers regional resources.
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®m  Noise. Cumulative traffic noise impacts are based on the analysis in the traffic study, which considers the
regional growth based on citywide and regional projections. Cumulative construction impacts are based
on nearby projects that may have concurrent construction schedules. Cumulative operational impacts are
based on existing development combined with the Proposed Project and reasonably foreseeable nearby
future development.

m  Population and Housing. Cumulative impacts are based on regional demographic projections in
regional plans (e.g., SCAG’s RTP/SCS).

m  Public Services. Cumulative impacts are based on potential related development within each service
provider’s boundaries—Yucaipa Police Department, Yucaipa Fire Department, Yucaipa-Calimesa Joint
Unified School District, and Yucaipa Branch Library.

m  Recreation. Cumulative impacts are based on the proximity of potential related development to
recreational facilities.

m  Transportation. The traffic study considers the project’s cumulative contribution to traffic and
transportation issues in the project vicinity. The cumulative analysis of transit, bicycle, and pedestrian
transportation impacts is based on City plans and policies.

m  Tribal Cultural Resources. Cumulative impacts related to tribal cultural resources are based on the local
Native American tribes’ culturally significant areas and include, but are not limited to, cultural landscapes
and regions, specific heritage sites, and other tribal cultural places.

m  Utilities and Service Systems. Cumulative impacts related to utilities are based on the utility companies’
service boundaries.

m  Wildfire. Cumulative impacts are related to the service boundaries of the Yucaipa Fire Department.
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5. Environmental Analysis

Chapter 5 examines the environmental setting of the Proposed Project and analyzes its effects and the
significance of its impacts, and recommends mitigation measures to reduce or avoid impacts. This chapter has a
separate section for each environmental issue area. The scope was determined based on public and agency
comments received during the Notice of Preparation (NOP) comment period from November 15, 2022, through
December 15, 2022 (see Appendix A), and during the scoping meeting held on November 30, 2022.
Environmental issues and their corresponding sections are:

m 51 Aesthetics m 5.1 Land Use and Planning

m 52 Agriculture and Forestry Resources m  5.12 Mineral Resources

m 5.3 Air Quality = 5.13 Noise

® 5.4 Biological Resources ®  5.14 Population and Housing

m 5.5 Cultural Resources m  5.15 Public Services

m 5.6 Energy m  5.16 Recreation

m 5.7 Geology and Soils m  5.17 Transportation

m 5.8 Greenhouse Gas Emissions m  5.18 Tribal Cultural Resources

m 59 Hazards and Hazardous Materials m 519 Utilities and Service Systems
m  5.10 Hydrology and Water Quality B 520 Wildfire

Sections 5.1 through 5.20 provide a detailed discussion of the environmental setting, impacts associated with the
Proposed Project compared to the Approved Project, and mitigation measures designed to reduce significant
impacts where required and when feasible. The residual impacts following the implementation of mitigation
measures are also discussed.

Organization of Environmental Analysis

To assist the reader with comparing information between environmental issues, each section is organized under
10 major headings:

m  Environmental Setting

m  Thresholds of Significance

m  Plans, Programs, and Policies

m  Environmental Impacts

m  Cumulative Impacts

m  Level of Significance Before Mitigation

m  Mitigation Measures
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m  Level of Significance After Mitigation

B References

In addition, Chapter 1, Executive Summary, has a table that summarizes all impacts by environmental issue.

Terminology Used in This Draft SEIR

The level of significance is identified for each impact in this SEIR. Although the criteria for determining
significance are different for each topic area, the environmental analysis applies a uniform classification of the
impacts based on definitions consistent with CEQA and the CEQA Guidelines:

No impact. The project would not change the environment.

Less than significant. The project would not cause any substantial, adverse change in the environment.

B Less than significant with mitigation incorporated. The EIR includes mitigation measures that avoid
substantial adverse impacts on the environment.

Significant and unavoidable. The project would cause a substantial adverse effect on the environment, and
no feasible mitigation measures are available to reduce the impact to a less than significant level.
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9. Environmental Analysis

5.1 AESTHETICS

This section of the Draft SEIR discusses the potential impacts to the visual character of the City of Yucaipa
from the implementation of the Proposed Project in comparison to the impacts evaluated for the Specific Plan
site in the 2008 Certified EIR. The discussion includes a review of the aesthetic characteristics of the existing
environment that would potentially be altered by the Proposed Project’s implementation.

5.1.1 Environmental Setting
5.1.1.1 REGULATORY BACKGROUND
State Regulations

Caltrans Scenic Highway Program

In 1963, California’s Scenic Highway Program was created to preserve and protect the natural scenic beauty of
California highways and adjacent corridors through special conservation treatment. The state laws governing
this program are in the Streets and Highway Code, Sections 260 to 26484, and Caltrans oversees the program.
Caltrans defines a scenic highway as any freeway, highway, road, or other public right-of-way that traverses an
area of exceptional scenic quality. Suitability for designation as a State Scenic Highway is based on three criteria
described in Caltrans’ Guidelines for Official Designation of Scenic Highway (2008):

m  Vividness. The extent to which the landscape is memorable. This is associated with the distinctiveness,
diversity, and contrast of visual elements.

m  Intactness. The integrity of visual order and the extent to which the natural landscape is free from visual
intrusions (e.g:, buildings, structures, equipment, grading).

®  Unit. The extent to which development is which development is sensitive to and visually harmonious with
the natural landscape.

Local Regulations

City of Yucaipa 2016 General Plan

Future development of all land in Yucaipa is guided by the City’s General