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1. Introduction 
1.1 INTRODUCTION 
This Final Subsequent Environmental Impact Report (Final SEIR) has been prepared in accordance with the 
California Environmental Quality Act (CEQA) as amended (Public Resources Code §§ 21000 et seq.) and 
CEQA Guidelines (California Code of  Regulations §§ 15000 et seq.). 

According to the CEQA Guidelines, Section 15132, the Final SEIR shall consist of: 

(a) The Draft Subsequent Environmental Impact Report (Draft SEIR) or a revision of  the Draft; 

(b) Comments and recommendations received on the Draft SEIR either verbatim or in summary; 

(c) A list of  persons, organizations, and public agencies comments on the Draft SEIR; 

(d) The responses of  the Lead Agency to significant environmental points raised in the review 
and consultation process; and 

(e) Any other information added by the Lead Agency. 

This document contains responses to comments received on the Draft SEIR for the Freeway Corridor Specific 
Plan Project during the public review period, which began February 8, 2024, and closed March 25, 2024. This 
document has been prepared in accordance with CEQA and the CEQA Guidelines and represents the 
independent judgment of  the Lead Agency. This document and the circulated Draft SEIR comprise the Final 
SEIR, in accordance with CEQA Guidelines, Section 15132. 

1.2 FORMAT OF THE FINAL SEIR 
This document is organized as follows:  

Section 1, Introduction. This section describes CEQA requirements and content of  this Final SEIR. 

Section 2, Response to Comments. This section provides a list of  agencies and interested persons 
commenting on the Draft SEIR, copies of  comment letters received during the public review period, and 
individual responses to written comments. To facilitate review of  the responses, each comment letter has been 
reproduced and assigned a number (A1 through A8 for letters received from agencies, and O1 for letters 
received from organizations). Individual comments have been numbered for each letter and the letter is 
followed by responses with references to the corresponding comment number.  
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Section 3. Revisions to the Draft SEIR. This section contains revisions to the Draft SEIR text and figures 
as a result of  the comments received by agencies and interested persons as described in Section 2, and/or errors 
and omissions discovered subsequent to release of  the Draft SEIR for public review.  

The responses to comments contain material and revisions that will be added to the text of  the Final SEIR. 
The City of  Yucaipa staff  has reviewed this material and determined that none of  this material constitutes the 
type of  significant new information that requires recirculation of  the Draft SEIR for further public comment 
under CEQA Guidelines Section 15088.5. None of  this new material indicates that the Project will result in a 
significant new environmental impact not previously disclosed in the Draft SEIR. Additionally, none of  this 
material indicates that there would be a substantial increase in the severity of  a previously identified 
environmental impact that will not be mitigated, or that there would be any of  the other circumstances requiring 
recirculation described in Section 15088.5. 

1.3 CEQA REQUIREMENTS REGARDING COMMENTS AND RESPONSES 
CEQA Guidelines Section 15204 (a) outlines parameters for submitting comments, and reminds persons and 
public agencies that the focus of  review and comment of  Draft EIRs should be “on the sufficiency of  the 
document in identifying and analyzing possible impacts on the environment and ways in which significant 
effects of  the project might be avoided or mitigated. Comments are most helpful when they suggest additional 
specific alternatives or mitigation measures that would provide better ways to avoid or mitigate the significant 
environmental effects. At the same time, reviewers should be aware that the adequacy of  an EIR is determined 
in terms of  what is reasonably feasible. …CEQA does not require a lead agency to conduct every test or 
perform all research, study, and experimentation recommended or demanded by commenters. When 
responding to comments, lead agencies need only respond to significant environmental issues and do not need 
to provide all information requested by reviewers, as long as a good faith effort at full disclosure is made in the 
EIR.”  

CEQA Guidelines Section 15204 (c) further advises, “Reviewers should explain the basis for their comments, 
and should submit data or references offering facts, reasonable assumptions based on facts, or expert opinion 
supported by facts in support of  the comments. Pursuant to Section 15064, an effect shall not be considered 
significant in the absence of  substantial evidence.” Section 15204 (d) also states, “Each responsible agency and 
trustee agency shall focus its comments on environmental information germane to that agency’s statutory 
responsibility.” Section 15204 (e) states, “This section shall not be used to restrict the ability of  reviewers to 
comment on the general adequacy of  a document or of  the lead agency to reject comments not focused as 
recommended by this section.” 

In accordance with CEQA, Public Resources Code Section 21092.5, copies of  the written responses to public 
agencies will be forwarded to those agencies at least 10 days prior to certifying the environmental impact report. 
The responses will be forwarded with copies of  this Final SEIR, as permitted by CEQA, and will conform to 
the legal standards established for response to comments on Draft EIRs.  
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2. Response to Comments 
Section 15088 of  the CEQA Guidelines requires the Lead Agency (City of  Yucaipa) to evaluate comments on 
environmental issues received from public agencies and interested parties who reviewed the Draft SEIR and 
prepare written responses. 

This section provides all written responses received on the Draft SEIR and the City of  Yucaipa’s responses to 
each comment.  

Comment letters and specific comments are given letters and numbers for reference purposes. Where sections 
of  the Draft SEIR are excerpted in this document, the sections are shown indented. Changes to the Draft SEIR 
text are shown in underlined text for additions and strikeout for deletions. 

The following is a list of  agencies and persons that submitted comments on the Draft SEIR during the public 
review period. 

 
Number 

Reference Commenting Person/Agency Date of Comment Page No. 
Agencies 

A1 Gabrieleno Band of Mission Indians – Kizh Nation, Andrew Salas, 
Chairman February 20, 2024 2-3 

A2 Agua Caliente Band of Cahuilla Indians, Luz Salazar, Cultural Resources 
Analyst March 4, 2024 2-7 

A3 San Bernardino County Department of Public Works, Nancy Sansonetti, 
AICP, Supervising Planner – Capital Improvement Section March 6, 2024 2-11 

A4 Santa Ana Regional Water Quality Control Board, Adam Fischer, 
Supervisor, Municipal Stormwater Unit March 22, 2024 2-17 

A5 South Coast Air Quality Management District, Sam Wang, Program 
Supervisor, CEQA-IGR, Planning, Rule Development, and Implementation March 22, 204 2-27 

A6 California Air Resources Board, Matthew O’Donnell, Chief, Risk Reduction 
Branch March 25, 2024 2-47 

A7 City of Calimesa, Kelly Lucia, Planning Director March 25, 2024 2-59 

A8 State Water Resources Control Board, Lori Schmitz, Environmental 
Scientist, Division of Financial Assistance, Special Project Review Unit March 25, 2024 2-63 

Organizations 

O1 Blum, Collins, and Ho, LLP, Gary Ho, on behalf of Golden State 
Environmental Justice Alliance March 25, 2024 2-69 

 



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-2 PlaceWorks 

This page intentionally left blank. 



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-3 

LETTER A1 – Gabrieleno Band of  Mission Indians – Kizh Nation, Andrew Salas, Chairman (1 page) 
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A1. Response to Comments from Gabrieleno Band of Mission Indians – Kizh Nation, Andrew 
Salas, Chairman, dated February 20, 2024. 

A1-1 The commenter’s request to consult on future projects in the plan area is noted. The City 
will add the tribe to its distribution list for all subsequent projects in the plan area. 
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LETTER A2 – Agua Caliente Band of  Cahuilla Indians, Luz Salazar, Cultural Resources Analyst (2 pages) 
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A2. Response to Comments Agua Caliente Band of Cahuilla Indians, Luz Salazar, Cultural 
Resources Analyst, dated March 4, 2024. 

A2-1 The commenter’s request to revise the verbiage of  Mitigation Measure CR-3 to reflect 
that Native American monitoring is required and that monitors have authority to 
temporarily halt grading has been updated as necessary (see Section 3, Revisions to the Draft 
SEIR). 

A2-2 While it is unlikely that human remains would be uncovered during ground-disturbing 
activities, future projects within the plan area would be required to comply with state 
regulations, such as PRC Sections 5097.9 to 5097.991, which provide protections to 
Natival American resources, including human remains, and California Health and Safety 
Code 7050.5, which requires construction to stop within the vicinity of  human remains. 
Because compliance with state law is required, mitigation measures identifying the process 
if  human remains are discovered are not required. 

A2-3 The commenter indicates that there is a village site adjacent to the plan area and that the 
plan area is culturally sensitive. The City will add the tribe to its distribution list for all 
subsequent projects in the plan area. 
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LETTER A3 – San Bernardino County Department of  Public Works, Nancy Sansonetti, AICP, Supervising 
Planner – Capital Improvement Section (3 pages) 
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A3. Response to Comments from San Bernardino County Department of Public Works, Nancy 
Sansonetti, AICP, Supervising Planner – Capital Improvement Section, dated March 6, 2024. 

A3-1 The commenter’s statement that the plan area is within the Comprehensive Storm Drain 
Plan and Master Plan of  Drainage is noted. 

A3-2 The commenter states that the plan area is within several flood zones, which is also shown 
in Table 5.10-1, Flood Zone Designations, of  the Draft SEIR, is noted.  

A3-3 The City would ensure that the alignment of  future facilities is protected during plan check 
of  future projects in the plan area. As indicated in Impact 5.19-3 of  Section 5.19, Utilities 
and Services Systems, of  the Draft SEIR, all proposed projects would be subject to the Master 
Plan of  Drainage which requires projects to match or reduce peak flows compared to 
predevelopment conditions. Future projects would also be required to comply with the 
Comprehensive Storm Drain Plan. The Comprehensive Storm Drain Plan has been added 
to the regulatory section and Impact 5.19-3 of  Section 5.19 (see Section 3, Revisions to the 
Draft SEIR). 

A3-4 As stated in Impact 5.10-4, in Section 5.10, Hydrology and Water Quality, of  the Draft SEIR, 
any development in a flood hazard zone would be required to submit a letter of  map 
revision application to FEMA for review and approval, and future development would be 
required to meet federal floodplain regulations, including raising the lowest floor of  the 
structure above the 100-year base flood elevation. Development would also comply with 
County and local approval agency regulations on floodplain and floodway management, 
which includes conformance with FEMA regulations for Special Flood Hazard Areas. The 
City has development standards that ensure floodplain regulations are taken to provide 
safety, promote public health, and minimize public and private economic losses in flood 
prone areas.  

A3-5 Impact 5.19-3, in Section 5.19, Utilities and Service Systems, of  the Draft SEIR, states that 
the City and San Bernardino County Flood Control District require that new development 
complete drainage and hydrology analyses to ensure that on- and off-site drainage facilities 
can accommodate increase stormwater flows. Additionally, new development would also 
be required to prepare a stormwater quality management plan which would include best 
management practices. Future projects would be required to evaluate project-specific 
impervious surface calculations to ensure proper mitigation of  runoff  is met and would 
be required to comply with the provisions in the Master Plan of  Drainage and 
Comprehensive Storm Drain Plan. Construction runoff  is subject to the requirements of  
the Construction General Permit (if  one acre or more is to be disturbed) and the MS4 
Permit (if  less than one acre is to be disturbed). Because project-specific information is 
unknown at this time, it would be speculative for the Draft SEIR to include an analysis of  
storm drainage construction impacts for the plan area.  
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A3-6 The commenter’s statement that a permit shall be required prior to encroachment onto 
District right-of-way is noted and is also included as part of  the City’s standard Conditions 
of  Approval. Future development would be required to comply with the City and County’s 
permit requirements.  

A3-7 See response to comment A3-4. Additionally, the future Wildwood Creek Basin 1 is part 
of  the approved 2012 Master Plan of  Drainage (MPD) and is tentatively proposed within 
the OS-C land use designation. The specific plan allows for the implementation of  this 
basin in the OS-C land use designation with a Conditional Use Permit and separate CEQA 
processing as applicable. Based on the MPD, the implementation of  the Wildwood Creek 
Basin will be required as development occurs upstream and beyond the limits of  the 
proposed FCSP but it is not triggered by development within the planning area. The final 
size and location of  the basin will be dependent upon the upstream land uses and 
development intensity.  

A3-8 See response to comment A3-4. 

A3-9 Future projects would be required to comply with all regulatory and permit requirements. 

A3-10 See response to comment A3-5. Impact 5.19-3, in Section 5.19, Utilities and Service Systems, 
of  the Draft SEIR, has been revised to state that all revisions to the drainage would be 
reviewed and approved by the City or County (see Section 3, Revisions to the Draft SEIR). 

A3-11 See response to comment A3-6. 
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LETTER A4 – Santa Ana Regional Water Quality Control Board, Adam Fischer, Supervisor, Municipal 
Stormwater Unit (5 pages) 
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A4. Response to Comments from Santa Ana Regional Water Quality Control Board, Adam Fischer, 
Supervisor, Municipal Stormwater Unit, dated March 22, 2024. 

A4-1 The SEIR for the FCSP Update provides a program-level analysis of  the Proposed 
Project’s impact to hydrology and water quality for areas outside of  the Pacific Oaks 
Commerce Center project site. Detailed information required for the development of  a 
water quality management plan (WQMP) is not available at this plan-level stage. Future 
development within the plan area would adhere to the NPDES permit No. CAS618036 
and prepare a site-specific WQMP based on the land use plan proposed. Because the 
Pacific Oaks Commerce Center project is evaluated on a project-level, a preliminary-
WQMP was conducted and included as Appendix M to the Draft SEIR.  

A4-2 See response to Comment A4-1. The FCSP Update does not include specific development 
projects other than the Pacific Oaks Commerce Center project. A preliminary-WQMP 
was prepared for Pacific Oaks Commerce Center and is included as Appendix M to the 
Draft SEIR.  

As identified in Section 5.10, Hydrology and Water Quality, in the Draft SEIR, new 
development within the FCSP for projects that meet the requirements of  Section XI.D.4 
of  Order R8-2010-0036 must include a WQMP with their project applications specifying 
operation and maintenance requirements for all source and treatment control Best 
Management Practices (BMPs) required to reduce pollutants in post-development runoff  
to the maximum extent practicable. WQMPs would also address increased instability and 
erosion due to increased runoff  volumes, flow durations, and higher stream velocities, 
known as hydromodification impacts. These impacts would need to be addressed through 
compliance with hydromodification requirements within the NPDES Permit. Individual 
projects within the FCSP area would be responsible for mitigating hydromodification and 
water quality impacts within their project limits in accordance with the San Bernardino 
County Technical Guidance Document (TGD). All drainage measures necessary to 
mitigate stormwater flows, including consistency with the approved 2012 Master Plan of  
Drainage, must be provided to the satisfaction of  the City Engineer.  

A4-3 The commenter states that Appendix M of  the Draft SEIR was not uploaded to 
CEQAnet. This appendix was uploaded to CEQA.net when the Draft SEIR was uploaded 
and can be viewed at https://ceqanet.opr.ca.gov/2006041096/7. It is also available on the 
City’s website, and can be viewed here: https://yucaipa.gov/wp-
content/uploads/dev_svcs/EIR/FCSP/Appendices/AppendixM_POCC_PWQMP.pdf   

Please see responses to Comment A4-1 and A4-2 for how the city will comply with the 
requirements of  Order R8-2002-0012. 

A4-4 See the response to Comment A4-2. WQMPs prepared for future development pursuant 
to the Proposed Project would address hydrological conditions of  concern per the 
requirements of  the NPDES permit.  
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A4-5 Section XI.B.1 of  NPDES Permit No. CAS618036 (Order R8-2010-0036) relates to the 
preparation of  a Watershed Action Plan (WAP), on a citywide basis, and does not relate 
to the Proposed Project or development pursuant to the Proposed Project. While the City 
does not have a WAP, watershed protection principles and policies, specifically addressing 
urban and storm water runoff, are included in the City’s General Plan and municipal code. 
The municipal code does include requirements pertaining to the WQMP development 
and approval processes. The City also has an approved Master Plan of  Drainage which 
identifies the use of  regional flood control and infiltration basins to manage and control 
flows, and where channel improvements are required for maintaining channel stability and 
reducing downstream scour and erosion impacts. Additionally, the San Bernardino County 
TGD details development requirements related to hydromodification and low impact 
development BMPs. All future projects developed under the FCSP would need to be 
implemented in accordance with the General Plan policies and requirements of  the City’s 
municipal code and the San Bernardino TGD.  

A4-6 The City’s experts disagree with the Santa Ana RWQCB’s assertion that the approach to 
addressing water quality was inadequate. As noted in the response to Comment A4-2, 
development in the plan area would be required to implement project-scale stormwater 
basins for LID compliance per project-level WQMPs or regional basins consistent with 
the 2012 Master Plan of  Drainage. Additionally, hydromodification impacts would be 
addressed on a project-by-project basis in accordance with the NPDES permit and the 
San Bernardino TGD. New development projects must prepare detailed water hydrology 
and hydraulic reports and property owners or project contractors would obtain the 
applicable Clean Water Act Section 401 and 404 permits from the U.S. Army Corps of  
Engineers and the California Department of  Fish and Wildlife as required. 

Surface water bodies within the plan area include Wildwood Creek, Yucaipa Creek, Oak 
Glen Creek, and drainage features in the southeastern portion (NWW-05 and NWW-06) 
and northeaster portion (NWW-04) of  the plan area (see Section 5.4, Biological Resources, 
of  the Draft SEIR). Wildwood Creek and Yucaipa Creek are the primary floodways in the 
plan area and would be protected by a large buffer where no construction would occur 
(see Figure 5.4-3 of  the Draft SEIR). Where appropriate, detention basins would be 
integrated to manage flood flows and overflow areas while protecting development farther 
from the creeks. The Draft SEIR, under Impact 5.10-3, includes an impervious condition 
analysis that shows the potential for an overall decrease in impervious conditions by 
approximately 12 acres or 3 percent with implementation of  the Proposed Project 
compared to the Approved Project (2008 FCSP). Future development projects would be 
required to evaluate project-specific impervious surface calculations to ensure proper 
mitigation of  runoff  is met and would be subject to the provisions in the 2012 Master 
Plan of  Drainage, which requires projects to match or reduce peak flows of  
predevelopment conditions. 
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The commenter states that the infrastructure report, the WQMP for the Pacific Oaks 
Commerce Center, and the hydrology report for the Pacific Oaks Commerce Center were 
not uploaded to CEQA.net. These documents were uploaded as appendices to the Draft 
SEIR when the Draft SEIR was uploaded and can be viewed at 
https://ceqanet.opr.ca.gov/2006041096/7. They are also available on the City’s website, 
and can be viewed here: https://yucaipa.gov/wp-
content/uploads/dev_svcs/EIR/FCSP/Appendices/AppendixL_POCC_HydrologyRe
port.pdf.  

A4-7 The City’s Master Plan of  Drainage includes channel improvements to Wildwood Creek, 
Yucaipa Creek, and other smaller segments that lie within the plan area; however, these 
improvements are not part of  the FCSP. The City of  Yucaipa’s Public Works/Engineering 
Division is responsible for the implementation of  the most current version of  the Master 
Plan of  Drainage and improvements would be implemented. At the request of  the 
commenter, the text of  the Draft SEIR has been revised, as shown in Chapter 3, Revisions 
to the Draft SEIR, in the Final EIR to better describe how impacts of  these improvements 
would be mitigated.  

A4-8 See responses to Comment A4-1 through A4-7 regarding control of  pollution in 
stormwater runoff. 

A4-9 See response to Comments A4-1 through A4-5.  

A4-10 See response to Comment A4-6.  

A4-11 See response to Comment A4-7. 
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LETTER A5 – South Coast Air Quality Management District, Sam Wang, Program Supervisor, CEQA-IGR, 
Planning, Rule Development, and Implementation (9 pages) 
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A5. Response to Comments from South Coast Air Quality Management District, Sam Wang, 
Program Supervisor, CEQA-IGR, Planning, Rule Development, and Implementation, dated 
March 22, 2024. 

A5-1 The South Coast Air Quality Management District’s (South Coast AQMD) overview of  
project description is acknowledged. Responses to South Coast AQMD’s comments are 
provided in responses A5-2 through A5-15 below.  

A5-2 Mitigation Measures AQ-7 through AQ-10 have mechanisms in place that would require 
verification by the City of  Yucaipa before issuance of  either a business license or 
certificate of  occupancy can be issued. Calculations regarding the emissions reductions 
from implementation of  the mitigation measures were included in Appendix C to the 
Draft SEIR. Mitigation Measure AQ-11 has been revised at the request of  the Commenter 
to further ensure the mandated action is completed. See Chapter 3, Revisions to the Draft 
SEIR, of  this Final SEIR. 

A5-3 To address the Proposed Project’s air quality impacts at sensitive receptors proximate to 
the plan area, a construction and operational health risk assessment (HRA) was prepared 
for the Pacific Oaks Commerce Center project (project-level) and an operational HRA 
was prepared for the Specific Plan (plan-level). The HRAs evaluated the impact of  the 
Proposed Project on nearby residences from air toxic emissions (i.e., diesel particulate 
matter or DPM) and was included in Appendix D of  the Draft SEIR. Although the 
purpose of  the environmental evaluation was to identify the significant effects of  the 
Proposed Project on the environment, not the significant effects of  the environment on 
the Proposed Project (See California Building Industry Association v. Bay Area Air Quality 
Management District [2015] 62 Cal.4th 369 [Case No. S213478]), the operational HRA for 
the Specific Plan also evaluated the Proposed Project’s impact to future on-site residents. 
The operational HRAs for both the Pacific Oaks Commerce Center and the Specific Plan 
considered DPM from the Business Park (BP) planning areas as well as the truck route to 
Interstate 10.  

As provided in Section 5.3, Air Quality, Table 5.3-29 on page 5.3-75, health risk at the 
maximum exposed individual resident (MEIR) for the Pacific Oaks Commerce Center 
project would be below South Coast AQMD’s significance thresholds with 
implementation of  Mitigation Measures AQ-6 through AQ-11. Similarly, for the Specific 
Plan, Section 5.3, Air Quality, Table 5.3-27 on page 5.3-73, health risk at the MEIR would 
be below South Coast AQMD’s significance thresholds with implementation of  
Mitigation Measures AQ-6 through AQ-11. 

A5-4 The commenter recommends the construction and operational HRAs utilize PERIOD 
and 1-hour averaging time to determine the health risk impacts. The PERIOD averaging 
time was selected and was used in both the construction and operational HRA models to 
determine annual average concentrations for DPM for the MEIR. The construction 
AERMOD output for the PERIOD averaging time is provided in Attachment C of  the 



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-38 PlaceWorks 

HRA (page 78 of  the HRA, in Appendix D of  the Draft SEIR) and were used in the 
construction risk calculation as provided in Attachment E of  the HRA (page 520 of  the 
HRA, in Appendix D of  the Draft SEIR). Similarly for the operational HRA, the 
AERMOD output for the PERIOD averaging time is provided in Attachment D of  the 
HRA (pages 81 and 190 of  the HRA, in Appendix D of  the SEIR) and were used in the 
operational risk calculations provided in Attachment F of  the HRA (page 525 of  the 
HRA, in Appendix D of  the SEIR). As the Office of  Environmental Health Hazard 
Assessment (OEHHA) does not promulgate acute (1-hour) reference exposure levels for 
DPM, only the PERIOD averaging time was selected to determine potential health risks 
from DPM exposures. Therefore, the HRAs was prepared in accordance with OEHHA 
and South Coast AQMD guidance for HRAs. 

The use of  24-hour, 8-hour, and 1-hour averaging times in AERMOD was solely used for 
the construction localized significance threshold (LST) analysis, as indicated in Section 
5.3, Air Quality, page 5.3-47. The AERMOD output for the 24-hour, 8-hour and 1-hour 
averaging times are provided in Attachment C of  the HRA (see Appendix D of  the Draft 
SEIR) for reference only and were not used in the health risk evaluation for DPM 
exposures. 

The operational HRA included a total of  640 trucks with transport refrigeration units 
(TRUs) operating 90 minutes per unit. The TRU emissions were modeled at the loading 
docks for planning areas BP 2, BP 3 and Countyline Road warehouses (BP 6) or within 
the proposed site boundaries for the remaining business park areas with potential cold 
storage (planning areas BP 1, BP 4 and BP 5). TRUs during truck travel typically operate 
using the main truck engine and the truck emission factors for heavy-heavy and medium-
heavy duty trucks from the EMFAC model are aggregated emission factors which include 
a mix of  trucks both with and without TRUs. Therefore, DPM emissions associated with 
the TRUs were appropriately included in the evaluation.  

As provided in Section 5.3, Air Quality, Table 5.3-19 on page 5.3-50, the results of  the 
HRA show that the incremental cancer risk prior to mitigation of  156.5 in a million, which 
substantially exceeds South Coast AQMD’s adjusted cumulative significance threshold of  
5 in a million. However, as discussed on pages 5.3-64 and page 5.3-73, with 
implementation of  Mitigation Measure AQ-7 through AQ-11 (which include only the use 
of  electric forklifts, yard equipment and standby and/or hybrid electric TRUs on-site) the 
incremental cancer risks are reduced drastically to 2.2 in a million, which is below South 
Coast AQMD’s adjusted cumulative significance threshold of  5 in a million. Lastly, CARB 
has approved regulation that require zero-emission technologies be adopted by all truck 
TRU fleets by 2029.1 

 
1 California Air Resources Board (CARB), 2024. Transport Refrigeration Unit (TRU or Reefer) Regulation, accessed April 8, 2024 at 

https://ww2.arb.ca.gov/our-work/programs/truckstop-resources/truckstop/regulations/transport-refrigeration-unit-tru-or. 
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Therefore, the methodology and results of  the HRA described in Section 5.3, Air Quality, 
included an appropriate evaluation of  TRU emissions that was not underestimated and 
the City’s experts disagree with the comment asserted. Mitigation Measures would require 
use of  non-diesel equipment and TRUs onsite that would reduce excess DPM emissions 
and health risks below South Coast AQMD’s adjusted cumulative significance threshold. 

A5-5 As acknowledged by commenter, the trip distance of  39.9 miles per truck trip is taken 
from the South Coast AQMD Rule 2305, Warehouse Actions and Investments to Reduce 
Emissions, which is the South Coast AQMD’s indirect source review (ISR) program used 
to help control and minimize air quality impacts from mobile-source emissions from 
trucks associated with warehouses. The ISR program is applicable to the region within the 
South Coast AQMD jurisdiction. Importantly, the 39.9-mile trip length was a derivative 
by-product of  South Coast AQMD’s own research which demonstrated that the average 
heavy duty truck trip length in the entire Air Basin was 39.9 miles. 

There are currently no identified tenants for Pacific Oaks Commerce Center project 
warehouses. Additionally, there are no specific warehousing developments currently 
proposed for the remaining planning areas within the FCSP. Because the Pacific Oaks 
Commerce Center warehouses are speculative warehouses, and there are no specific 
warehousing developments currently proposed for the remaining plan-level components 
of  the FCSP, the specific types of  operations that would be in business are unknown.  

The types of  warehousing within the plan area could range from a distribution center, 
fulfillment center, or e-commerce facility. Furthermore, goods can have various points of  
entry into the region and could arrive via port such as the Port of  Long Beach, or by air 
such as Ontario or San Bernardino Airport. If  arriving via port, goods could be 
transported by rail to intermodal facilities (e.g., San Bernardino Intermodal Facility) in the 
region of  the Proposed Project. It is uncertain whether businesses that would operate 
from the warehousing uses accommodated under the FCSP would be long-haul or short-
haul trucking operations.  

Thus, use of  South Coast AQMD’s own 39.9 miles per one-way truck trip is a means to 
reflect this uncertainty. Moreover, the 39.9 miles per one-way truck trip was applied to 
both medium-heavy and heavy-heavy duty truck types. Rule 2305 assumed a 39.9-mile 
one-way truck trip distance for heavy-duty tractor-trailer trucks only (i.e., class 8 trucks), 
while an average trip distance of  14.2 miles per one-way truck trip was assumed for smaller 
box trucks (i.e., class 4 through 7 trucks). Therefore, modeling conducted for the 
Proposed Project is conservative because it utilizes a 39.9-mile one-way truck trip distance 
for all light-heavy, medium-heavy, and heavy-heavy trucks trips. Therefore, the City’s 
experts disagree with South Coast AQMD’s assertion that somehow the EIR 
underestimated emissions due to the selection of  the trip lengths. To the contrary, the EIR 
utilized South Coast’s own data and in fact applied the longer 39.9-mile trip length not 
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only to the heavy-duty trucks, but to all trucks. If  anything, the EIR may have in fact over-
estimated project air emissions.  

A5-6 The 934 trips and 891 trips values are from Tables B and R of  the Traffic Impact Analysis 
(see Appendix P of  the Draft SEIR) and represent the passenger car equivalent (PCE) 
trip values for truck trips. The PCE metric converts truck trips into passenger vehicle trips 
and is a tool used primarily for traffic-related impact analysis purposes (e.g., queuing and 
level of  service, which are not considered environmental issues as part of  CEQA pursuant 
to SB 743). Per Section 4.1, page P-32, of  the Traffic Impact Analysis, the following PCE 
factors were used truck trips into PCE trips: 1.5 for 2-axle, 2.0 for 3-axle, and 3.0 for 4-
axle trucks.  

For the HRA, because emissions data for trucks are used, the non-PCE truck trip data 
from Tables M through P of  the Traffic Impact Analysis are used because they represent 
the actual number of  projected trucks. Additionally, the truck trips from Tables M through 
P, which represent the total daily one-way truck trips, are divided by two to derive the 
number of  trucks per day. Thus, the commentor’s assertion that the HRA used 
“inconsistent” trip rate data is incorrect.  

A5-7 The commenter suggests mitigation to require the use of  zero-emission, near-zero 
emission, or 2014 model year heavy-duty trucks to reduce ongoing and long-term NOx 
emissions. As of  January 1, 2023, all trucks registered in California are required to be 2010 
model year heavy duty trucks per State law (13 California Code of  Regulations Section 
2025; the CARB Truck and Bus Regulation). At present, requiring zero-emission vehicles 
is economically and technologically infeasible; also, such vehicles are not available on a 
large enough scale to be relied upon.  

In a report titled “Transitioning to Zero-Emission Heavy-Duty Freight Vehicles,” the International 
Council on Clean Transportation (ICCT) provides an overview of  advancing 
technologies.2 The ICCT reports that although the technology is advancing and although 
at some point in the distant future non-diesel technology will likely be used in mass to 
power freight movement, “zero-emission vehicle technologies do present considerable 
challenges. They have a combination of  near- and long-term barriers, issues, and questions 
that will have to be addressed before they can become widespread replacements for 
conventional trucks and tractor-trailers that are typically diesel fueled” (ICCT pg. 31). 
“Tesla’s announced battery electric semi-tractor prototype is the only (emphasis added) 
battery electric project we found in our [world-wide] assessment targeting long-haul 
heavy-duty applications” (ICCT pg. 31). Requiring the Proposed Project to utilize 
emerging technology as mandatory mitigation when the various types of  technological 

 
2 International Council on Clean Transportation. 2017. Transitioning to Zero-Emission Heavy-Duty Freight Vehicles. 

https://theicct.org/wp-content/uploads/2021/06/Zero-emission-freight-trucks_ICCT-white-paper_26092017_vF.pdf 
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advancements and their timeframes for common availability are not known with any 
certainty, is not a feasible mitigation measure.  

An EIR must describe feasible measures that could minimize the project’s significant 
adverse impacts. 14 Cal Code Regs Section 15126.4(a)(1). An EIR may decline to propose 
a mitigation measure that would not effectively address a significant impact. An EIR also 
need not identify and discuss mitigation measures that are infeasible. Nor must an EIR 
analyze in detail mitigation measures it concludes are infeasible. Further, South Coast 
AQMD adopted a Warehouse Indirect Source Rule, Rule 2305, in May 2021. Rule 2305 
applies to warehouse operators and owners of  warehouses greater than or equal to 
100,000 square feet of  indoor floor space within a single building that may be used for 
warehousing activities.  

As discussed in Section 4.3, Air Quality, of  the Draft SEIR, the Proposed Project would 
be subject to compliance with Rule 2305. Since the Proposed Project will not be operated 
by the current owner, it is not feasible to commit to specific provisions of  Rule 2305; 
however, future tenants will be obligated to comply with its provisions. Compliance with 
Rule 2305 would reduce air quality effects associated with the warehouse industry, 
including the Proposed Project in the region. At the request of  the Commenter, a new 
Mitigation Measure AQ-12 has been added to require EV truck charging for tenants with 
domiciled trucks onsite (see Chapter 3, Revisions to the Draft SEIR, of  this Final SEIR). 
However, requiring zero-emission vehicles is currently economically and technologically 
infeasible; also, such vehicles are not available on a large enough scale to be relied upon. 
Therefore, the current technology required for EV truck charging stations is unknown 
until such time tenants have EV trucks domiciled onsite.  

Additionally, the 2022 California Green Building Standards Code (CALGreen) includes 
mandatory electric medium-duty and heavy-duty truck charging readiness requirements 
for warehouses under Section 5.106.5.5.1. Pursuant to this section, spare raceway(s) or 
busway(s) and adequate capacity for transformer(s), service panel(s), or subpanel(s) must 
be installed at the time of  construction and must meet the minimum power requirements 
to accommodate the dedicated branch circuits for the future installation of  electric vehicle 
charging equipment and to carry the minimum additional system load to the future 
location of  the charging for medium- and heavy-duty vehicles. The minimum power 
requirement is based on building type, building size, and number of  off-street loading 
spaces. 

A5-8 The purpose of  this environmental evaluation is to identify the significant effects of  the 
Proposed Project on the environment, not the significant effects of  the environment on 
the Proposed Project. See California Building Industry Association v. Bay Area Air Quality 
Management District (2015) 62 Cal.4th 369 (Case No. S213478) (CBIA). New multifamily 
residential land uses within the plan area would install minimum efficiency reporting value 
(MERV) filters in building HVAC based on that required by CALGreen. Additionally, 
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residential areas in the Specific Plan are separated from non-residential areas as a result of  
substantial changes in elevation, berms, and landscaping. 

CARB’s Land Use Handbook provides recommendations regarding distance setbacks and 
potential project features which can reduce the exposure of  sensitive land uses to sources 
of  air emissions when a specific on-site evaluation of  health risks is not available. 
However, the Proposed Project includes siting both residential and industrial land uses 
and an operational HRA for the Specific Plan was prepared that evaluated both the 
Proposed Project’s impact to existing off-site residents and also to future on-site residents 
(see Appendix D to the Draft SEIR).  

The HRA included South Coast AQMD’s draft cumulative thresholds for evaluating the 
Proposed Project’s contribution to existing emissions sources. The project-level cancer 
risk threshold of  10 in a million was adjusted to 5 in a million, per South Coast AQMD’s 
draft guidance based on existing MATES V cancer risk data for the Project zip code 
(which included emissions for the freeway and railroad). As provided in Section 5.3, Air 
Quality, Table 5.3-27 on page 5.3-73, health risks at the MEIR would be below South Coast 
AQMD’s significance thresholds with implementation of  Mitigation Measures AQ-6 
through AQ-11. Therefore, the Proposed Project considered the proximate existing air 
pollution sources in the air quality and health risk analyses included in Section 5.3, Air 
Quality. 

A5-9 With implementation of  Mitigation Measures AQ-6 through AQ-11, the Proposed Project 
would not result in a substantial increase in air pollutant concentrations at sensitive 
receptors. Therefore, mitigation measures for enhanced HVAC filtration are not 
warranted. Please refer to the response provided for Comment A5-8 regarding evaluation 
of  potential impacts of  the environment onto a project. 

A5-10 For the construction phase, the recommendation to impose and enforce the use of  2014 
and newer haul trucks or heavy-duty haul trucks with the lowest optional low oxides of  
nitrogen standard for construction activities is not feasible or practical because these 
trucks are not commercially available in sufficient quantity to service the Proposed Project 
needs. The Proposed Project has committed to use the cleanest technology construction 
equipment available (see Mitigation Measure AQ-6).  

See also response to Comment A5-7 regarding feasibility of  mitigation measures for 
trucks. Requiring the Proposed Project to utilize emerging technology as mandatory 
mitigation, when the various types of  technological advancements and their timeframes 
for common availability are not known with any certainty, is not a feasible mitigation 
measure. An EIR must describe feasible measures that could minimize the project's 
significant adverse impacts. 14 Cal Code Regs Section 15126.4(a)(1). An EIR may decline 
to propose a mitigation measure that would not effectively address a significant impact. 
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An EIR also need not identify and discuss mitigation measures that are infeasible. Nor 
must an EIR analyze in detail mitigation measures it concludes are infeasible. 

For the operation phase, warehousing facilities may not own their own fleets, and the types 
of  trucks that they would accommodate would then be dependent on third-party 
operators. Thus, the types of  trucks entering into and accepted by warehousing facilities 
would not be in their control. For this type of  scenario, emissions from trucks associated 
with a warehousing facility would be controlled through statewide regulatory efforts to 
transition to cleaner trucks and to near zero/zero-emission trucks such as the Truck and 
Bus Regulation, Heavy-Duty Low-NOX Omnibus Rule, Advanced Clean Fleet, and 
Advanced Clean Truck regulations. Furthermore, all warehousing facilities accommodated 
under the Proposed Project would be subject to South Coast AQMD Rule 2305, Warehouse 
Indirect Source Rule – Warehouse Actions and Investments to Reduce Emissions (WAIRE) Program. 
Those warehousing facilities that trigger the Rule 2305 criteria would be mandated to 
comply with the WAIRE requirements, which would either be direct actions to reduce 
emissions, or pay a mitigation fee. Since the Proposed Project will not be operated by the 
current owner, it is not feasible to commit to specific provisions of  Rule 2305; however, 
future tenants will be obligated to comply with its provisions. At the request of  the 
Commenter, a new Mitigation Measure AQ-12 has been added to require EV truck 
charging for tenants with domiciled trucks onsite (see Chapter 3, Revisions to the Draft SEIR, 
of  this Final SEIR). However, requiring zero-emission vehicles is currently economically 
and technologically infeasible; also, such vehicles are not available on a large enough scale 
to be relied upon. Therefore, the current technology required for EV truck charging 
stations is unknown until such time tenants have EV trucks domiciled onsite.  

Impacts of  the Proposed Project are evaluated at a plan-level based on the level of  
information available. A mitigation measure restricting the number of  truck trips to those 
identified in the SEIR is not practical or feasible nor is this required by CEQA. There are 
no mechanisms in place beyond that required for South Coast AQMD Rule 2305 for 
documenting, tracking and monitoring the number of  truck trips. CEQA requires that an 
EIR evaluate the Proposed Project based on reasonable assumptions and foreseeable 
actions. The trip generation estimates for the Proposed Project were based on the Scoping 
Agreement reviewed by the City of  Yucaipa Public Works and Translutions and uses trip 
generation rates in the Institute of  Transportation Engineers (ITE) Trip Generation 
Manual, 11th Edition, plus supplemental information from the Fontana Truck Trip Study. 
The comment does not present any evidence that truck trips associated with the Proposed 
Project would be greater than disclosed in the Draft SEIR. There is no substantive 
information presented by this comment or by any of  the information in the Proposed 
Project’s administrative record that contradicts the reasonable assumptions made in the 
Draft SEIR about the expected number of  truck trips. Instituting a cap on the number of  
trucks that can access the Proposed Project’s buildings is not required under CEQA, nor 
would it be reasonable or feasible for the City to monitor and enforce such a requirement. 
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The Draft SEIR has made reasonable assumptions based on substantial evidence by using 
ITE based on a reasonable type of  building occupant that would be permitted by the 
Specific Plan. For these reasons, this requested mitigation has not been added as it has 
been determined to be unnecessary.  

At the request of  the Commenter, a new Mitigation Measure AQ-12 has been added to 
require sufficiently sized electric rooms to accommodate future EV expansion (see 
Chapter 3, Revisions to the Draft SEIR, of  this Final SEIR). Mitigation Measure AQ-9 
already requires that cold storage warehouse docking bays be electrified for auxiliary 
equipment.  

A5-11 Review of  the Commenter’s requested mitigation measures is addressed below: 

 Maximize the use of  solar energy by installing solar energy arrays. Development associated 
with the Proposed Project would be required to adhere to the California Green 
Building Code Standards requirements for solar photovoltaic. The current CALGreen 
code requires 100 percent of  rooftop to be solar ready.  

 Use light-colored paving and roofing materials. Mitigation Measure AQ-4 requires installation 
of  Energy Star labeled roof  materials. In addition, roof  materials/reflectivity would 
be required to adhere to the latest standards of  CALGreen. No changes are 
warranted.  

 Utilize only Energy Star heating, cooling, and lighting devices and appliances. Mitigation 
Measure GHG-2 requires that all major appliances are electric-powered and are 
Energy Star certified or equivalent. No changes are warranted.  

 Clearly mark truck routes with trailblazer signs so that trucks will not travel next to or near sensitive 
land uses (e.g., residences, schools, daycare centers, etc.). Mitigation Measure AQ-10 requires 
signage and instructions for truck drivers to minimize unnecessary idling onsite. 
Roadways in the plan area are designed to minimize queuing onsite. At the request of  
the Commenter, Mitigation Measure AQ-10 has been amended (see Chapter 3, 
Revisions to the Draft SEIR, of  this Final SEIR). 

 Design the Proposed Project such that truck entrances and exits are not facing sensitive receptors and 
trucks will not travel past sensitive land uses to enter or leave the Proposed Project site. The roadway 
network within the Specific Plan has been configured such that access points to the 
BP planning areas would not be directly across from residential planning areas. 
However, residential areas are along the truck routes to Interstate 10. As identified in 
response to Comment A5-3, with implementation of  Mitigation Measures AQ-6 
through AQ-11, air quality impacts at sensitive land uses would be less than 
significant.  
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 Design the Proposed Project such that any truck check-in point is inside the Proposed Project site to 
ensure no trucks are queuing outside. At the request of  the Commenter, Mitigation Measure 
AQ-10 has been amended (see Chapter 3, Revisions to the Draft SEIR, of  this Final 
SEIR). 

 Design the Proposed Project to ensure that truck traffic inside the Proposed Project site is as far away 
as feasible from sensitive receptors. The roadway network within the Specific Plan has been 
configured such that access points to the BP planning areas would not be directly 
across from residential planning areas. However, residential areas are along the truck 
routes to Interstate 10. As identified in response to Comment A5-3, with 
implementation of  Mitigation Measures AQ-6 through AQ-11 air quality impacts at 
sensitive land uses would be less than significant. 

 Restrict overnight truck parking in sensitive land uses by providing overnight truck parking inside 
the Proposed Project site. The City of  Yucaipa prohibits overnight parking of  commercial 
vehicles on city streets (see Municipal Code Chapter 10.4, Overweight and Oversized 
Vehicle Restrictions). Trucks parking overnight would be required to park in 
designated truck trailer parking spaces within the plan area. The Pacific Oaks 
Commerce Center project includes a truck trailer parking lot. Furthermore, the 
Caltrans truck stop on Interstate 10 is within the plan area. Therefore, no changes are 
warranted.  

A5-12 The City considered the citations identified by the Commenter when developing the 
Mitigation Measures for the Proposed Project. Further, the commenter does not specify 
which mitigation measures they are recommending in these documents. 

Many of  these mitigation measures are duplicative to those suggested in this comment 
letter. Additionally, many of  these measures are regional in nature or directed to regional 
planning efforts or policy formation by government bodies, or the daily business 
operation practices of  private enterprises that are outside the scope of  the Proposed 
Project. CEQA does not require adoption of  every imaginable mitigation measure. 
CEQA’s requirement applies only to feasible mitigation that will “substantially lessen” a 
project’s significant effects. (Public Resources Code, Section 21002.) As explained by one 
court: A lead agency’s “duty to condition project approval on incorporation of  feasible 
mitigation measures only exists when such measures would [avoid or] ‘substantially lessen’ 
a significant environmental effect.” (San Franciscans for Reasonable Growth v. City and County 
of  San Francisco (1989) 209 Cal.App.3d 1502, 1519.) “Thus, the agency need not, under 
CEQA, adopt every … mitigation scheme brought to its attention or proposed in the 
project EIR.” (Ibid.) Rather, an EIR should focus on mitigation measures that are feasible, 
practical, and effective. (Napa Citizens for Honest Government v. Napa County Board of  
Supervisors (2001) 91 Cal.App.4th 342, 365.) 
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The Proposed Project’s mitigation measures are consistent with and support overarching 
recommendations in the material cited. No changes are warranted. 

A5-13 No specific stationary equipment is proposed at this time because the future 
users/operators of  the Proposed Project’s buildings are unknown. The Pacific Oaks 
Commercial Center component would be developed as speculative warehouses. 
Additionally, while the rest of  the plan area would accommodate warehousing uses, no 
specific warehouse development projects have been proposed; and impacts are evaluated 
programmatically for the Specific Plan. As such, it cannot presently be determined 
whether future users/operators would require the use of  stationary equipment. Stationary 
equipment, if  installed, would require a permit to operate from South Coast AQMD and 
would be specific to tenant needs. The type and amount of  stationary equipment needed 
by a particular tenant would then be determined at that time. However, this information 
is speculative at this programmatic stage of  analysis.  

Pages 5.3-12 and 5.3-13 in Chapter 5-03, Air Quality, of  the SEIR includes a summary of  
some potentially applicable South Coast AQMD rules. This section has been updated to 
include additional rules as recommended by the Commenter (see Chapter 3, Revisions to the 
Draft SEIR, of  this Final SEIR. 

A5-14 See response to Comment A5-13. As stated, the Pacific Oaks Commercial Center 
warehouses would be speculative warehouses. While additional warehouses could be 
accommodated in the Business Park land use in the remainder of  the plan area, no specific 
warehousing developments are proposed and impacts for the Specific Plan are evaluated 
based on the programmatic level of  detail available. Therefore, use of  stationary 
equipment is speculative and stationary equipment and are not evaluated as part of  the 
Proposed Project. 

A5-15 Comment acknowledged. 
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LETTER A6 – California Air Resources Board, Matthew O’Donnell, Chief, Risk Reduction Branch (8 pages) 
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A6. Response to Comments from California Air Resources Board, Matthew O’Donnell, Chief, Risk 
Reduction Branch, dated March 25, 2024. 

A6-1 Comment provides an overview of  the project description and is acknowledged. 

A6-2 As acknowledged by commenter, the trip distance of  39.9 miles per truck trip is taken 
from the South Coast Air Quality Management District Rule 2305 Warehouse Actions 
and Investments to Reduce Emissions, which is the South Coast AQMD indirect source 
review (ISR) program used to help control and minimize air quality impacts from mobile-
source emissions from trucks associated with warehouses. The ISR program is applicable 
to the region within the South Coast AQMD jurisdiction. Importantly, the 39.9-mile trip 
length was a derivative by-product of  South Coast AQMD’s own research which 
demonstrated that the average heavy duty truck trip length in the entire Air Basin was 39.9 
miles. 

There are currently no identified tenants for the proposed Pacific Oaks warehouses. 
Additionally, there are no specific warehousing developments currently proposed for the 
remaining FCSP. Because the proposed warehouses under the Pacific Oaks component 
of  the project are speculative warehouses and there are no specific warehousing 
developments currently proposed for the remaining components of  the FCSP, the specific 
types of  operations that would be in business are unknown. The types of  warehousing 
could range from a distribution center, fulfillment center, or e-commerce facility. 
Furthermore, goods can have various points of  entry into the region and could arrive via 
port such as the Port of  Long Beach, or by air such as Ontario or San Bernardino Airport. 
If  arriving via port, goods could be transported by rail to intermodal facilities (e.g., San 
Bernardino Intermodal Facility) in the region of  the Proposed Project It is uncertain 
whether businesses that would operate from the warehousing uses accommodated under 
the FCSP would be long-haul or short-haul trucking operations.  

Thus, use of  South Coast AQMD’s 39.9 miles per one-way truck trip is a means to reflect 
this uncertainty. Moreover, the 39.9 miles per one-way truck trip was applied to both 
medium-heavy and heavy-heavy duty truck types. Rule 2305 assumed a 39.9-mile one-way 
truck trip distance for heavy-duty tractor-trailer trucks only (class 8 trucks), while an 
average trip distance of  14.2 miles per one-way truck trip was assumed for smaller box 
trucks (i.e., class 4 through 7 trucks). As a result, the analysis provides for a more 
conservative estimate than otherwise required by the provisions of  Rule 2305. Therefore, 
the City’s experts disagree with the Commenter’s assertion that somehow the EIR 
underestimated emissions due to the selection of  short trip lengths. To the contrary, the 
EIR utilized South Coast’s own data and in fact applied the longer 39.9-mile trip length 
not only to the heavy-duty trucks, but to all trucks. If  anything, the EIR may have in fact 
overestimated project air emissions. 
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A6-3 The HRA modeling of  transport refrigeration units (TRUs) idling is based on available 
CARB information, as mentioned in the comment. 3  Therefore, DPM emissions 
associated with the TRUs were appropriately included in the HRA evaluation.  

As provided in Section 5.3, Air Quality, Table 5.3-19 Proposed Project Operational Health Risk 
Assessment Results on page 5.3-50, the results of  the HRA show that the incremental cancer 
risk prior to mitigation of  156.5 in a million, which substantially exceeds South Coast 
AQMD’s adjusted cumulative significance threshold of  5 in a million. Even if  the TRU 
idling times were increased for this unmitigated scenario, the conclusions would not 
change that the health risks substantially exceed South Coast AQMD’s adjusted cumulative 
significance threshold of  5 in a million. However, as discussed on pages 5.3-64 and page 
5.3-73, with implementation of  Mitigation Measure AQ-7 through AQ-11 (which include 
only the use of  electric and standby and/or hybrid electric TRUs on-site) the incremental 
cancer risks are reduced drastically to 2.2 in a million, which is below South Coast 
AQMD’s adjusted cumulative significance threshold of  5 in a million. Lastly, CARB has 
approved regulation that require zero-emission technologies be adopted by all truck TRU 
fleets by 2029.4 

Therefore, the methodology and results of  the HRA described in Section 5.3, Air Quality, 
included an appropriate evaluation of  TRU emissions that led to the inclusion of  
mitigation measures that would drastically reduce excess DPM emissions (i.e., Mitigation 
Measures AQ-8 thru AQ-10) and health risks below South Coast AQMD’s adjusted 
cumulative significance threshold. Therefore, the City’s experts disagree with the 
comment asserted. 

A6-4 The 2,165 truck trips represent the total one-way trips for trucks associated with the 
Proposed Project, i.e., it accounts for a trip going to a destination as one trip and a trip 
coming from a destination as one trip. The 779 and 306 numbers represent the number 
of  trucks performing round trips instead of  one-way truck trips and are generally derived 
from dividing the number of  one-way truck trips by two. The sum of  779 trucks and 306 
trucks is 1,085 trucks, and when multiplied by two, results in 2,170 truck one-way truck 
trips. The discrepancy between 2,170 and 2,165 is due to rounding. The number of  trucks 
modeled in the health risk analysis is based on and derived from the 2,165 one-way truck 
trips. Therefore, the HRA described in Section 5.3, Air Quality, and provided in Appendix 
D of  the Draft SEIR is consistent with the air quality evaluation in the Draft SEIR. 

Regarding calculation of  the combined construction and operation risk impacts of  the 
overall project, as stated on page 5.3-44 of  the SEIR, there are no specific development 

 
3 California Air Resources Board. Risk Reduction Plan to Reduce Particulate Matter Emissions from Diesel-Fueled Engines and 

Vehicles. October 2000. Appendix VII. Page VII-6. Accessible at: 
https://ww2.arb.ca.gov/sites/default/files/classic/diesel/documents/rrpapp7.pdf. 

4 California Air Resources Board (CARB), 2024. Transport Refrigeration Unit (TRU or Reefer) Regulation, accessed April 8, 2024 at 
https://ww2.arb.ca.gov/our-work/programs/truckstop-resources/truckstop/regulations/transport-refrigeration-unit-tru-or. 



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-57 

projects proposed for Phase 2 through 7 of  the Freeway Corridor Specific Plan (FCSP) 
project. Thus, a quantified health risk assessment is not applicable for the program-level 
analysis of  the overall FCSP because details regarding future construction are unknown 
at this time. Also as discussed, the Pacific Oaks Commerce Center project under Phase 1 
of  the proposed FCSP project is used as a worst-case to represent potential construction-
related health risk impacts of  future projects accommodated under the FCSP. 

A6-5 For an instate truck TRU, OFFROAD2021 provides the same data for this type of  
equipment for both a specific horsepower rating of  23 horsepower (HP) and an 
aggregated horsepower rating because data is only available for a 23 HP rating. For an 
instate TRU trailer, OFFROAD2021 provides data for only two different horsepower 
bins, which are 25 HP and 50 HP. The OFFROAD2021 emissions data for the 50 HP bin 
was used because its population and total activity hours per year of  989.96 units and 
1,775,225.22 hours per year, respectively, are higher than the 25 HP bin population of  
723.47 units and 1,297,369.89 hours per year, which indicates a higher prevalence of  use. 
Additionally, on a pound per minute per unit basis, the 50 HP bin would have higher 
emission factors than the 25 HP bin for VOC, NOX, CO, and SOX in addition to CO2. 
Similarly, when compared to the OFFROAD2021 aggregated emissions data, the 50 HP 
bin would also have higher emissions on a pounds per minute per unit basis for the same 
pollutants. Aggregated PM10 and PM2.5 emission factors on a pounds per minute per unit 
basis at 2.94 x 10-5 lb/min/unit and 2.71 x 10-5 lb/min/unit, respectively, would be about 
1.5 times higher than the 50 HP bin of  2.01 x 10-5 lb/min/unit and 1.85 x 10-5 
lb/min/unit, respectively. While this would result in slightly higher PM10 and PM2.5 
emissions and health risks generated from the TRU trailer equipment type for the 
unmitigated scenario, the increase in TRU emissions would not materially affect the PM10 
and PM2.5 outcomes shown in the SEIR as it relates to exceedances of  significance 
thresholds for the unmitigated scenario. The increase in TRU emissions would not result 
in enough of  an increase to result in new exceedances. Furthermore, implementation of  
Mitigation Measure AQ-8 would require use of  electric standby and/or hybrid electric 
TRUs, which removes the overall PM10 and PM2.5 emissions associated with TRUs. 

A6-6 See also response to Comment A6-3. Refrigeration units on refrigerated trucks are 
typically powered through the main engine of  a truck and not through its own auxiliary 
power during on-road travel. As identified in the DEIR, unmitigated risks already exceed 
the South Coast AQMD significance threshold and require mitigation. With electrification 
of  the project TRUs, diesel-powered TRUs would not be permitted onsite.  

A6-7 Warehousing facilities may not own their own fleets, and the types of  trucks that they 
would accommodate would be dependent on third-party operators. Thus, the types of  
trucks entering into and accepted by warehousing facilities would not be in their control. 
For this type of  scenario, emissions from trucks associated with a warehousing facility 
would be controlled through statewide regulatory efforts to transition to near zero/zero-
emission trucks such as the Advanced Clean Fleet and Advanced Clean Truck regulations. 



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-58 PlaceWorks 

Furthermore, all warehousing facilities accommodated under the Proposed Project would 
be subject to South Coast AQMD Rule 2305, Warehouse Indirect Source Rule – 
Warehouse Actions and Investments to Reduce Emissions (WAIRE) Program. Those 
warehousing facilities that trigger the Rule 2305 criteria would be mandated to comply 
with the WAIRE requirements, which would either be direct actions to reduce emissions, 
or pay a mitigation fee.  

At the request of  the Commenter, a new Mitigation Measure AQ-12 has been added to 
require EV truck charging for tenants with domiciled trucks onsite (see Chapter 3, Revisions 
to the Draft SEIR, of  this Final SEIR). However, requiring zero-emission vehicles is 
currently economically and technologically infeasible; also, such vehicles are not available 
on a large enough scale to be relied upon. Therefore, the current technology required for 
EV truck charging stations is unknown until such time tenants have EV trucks domiciled 
onsite.  

Additionally, the 2022 California Green Building Standards Code (CALGreen) includes 
mandatory electric medium-duty and heavy-duty truck charging readiness requirements 
for warehouses under Section 5.106.5.5.1. Pursuant to this section, spare raceway(s) or 
busway(s) and adequate capacity for transformer(s), service panel(s), or subpanel(s) must 
be installed at the time of  construction and must meet the minimum power requirements 
to accommodate the dedicated branch circuits for the future installation of  electric vehicle 
charging equipment and to carry the minimum additional system load to the future 
location of  the charging for medium- and heavy-duty vehicles. The minimum power 
requirement is based on building type, building size, and number of  off-street loading 
spaces. 

A6-8 Please see responses provided for Comments A6-1 through A6-7. 
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LETTER A7 – City of  Calimesa, Kelly Lucia, Planning Director (2 pages) 
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A7. Response to Comments from City of Calimesa, Kelly Lucia, Planning Director, dated March 
25, 2024. 

A7-1 The trip generation estimates for the Proposed Project were based on the Scoping 
Agreement reviewed by the City of  Yucaipa Public Works and Translutions and uses trip 
generation rates in the Institute of  Transportation Engineers (ITE) Trip Generation 
Manual, 11th Edition, plus supplemental information from the Fontana Truck Trip Study. 
The FCSP SEIR provides a program-level analysis of  impacts associated with the Specific 
Plan and a project-level analysis of  impacts of  the Pacific Oaks Commerce Center project. 
Buildout of  the Specific Plan considers the reasonably foreseeable development scenario 
associated with the plan area and trip generation rates in the ITE Manual were closely 
matched with the likely development scenario for the land use designation. Further, as 
substantiated by CEQA case law, (High Sierra Rural Alliance v County of  Plumas (2018) 29 
CA 5th 102, 126) an analysis of  a speculative worst-case scenario is not required. 

As identified in Appendix P, Transportation Impact Analysis, of  the Draft SEIR, the 
warehouse rates used were based on High-Cube Transload and Short-Term Storage 
Warehouse (ITE Land Use 154) and High-Cube Cold Storage Warehouse (ITE Land Use 
157). While the trip generation rate for fulfillment centers is higher than those of  a High 
Cube Transload facility (ITE Land Use 154) on a per 1,000 square foot basis, the floor 
area ratios for fulfillment centers are substantially lower. In addition, fulfillment centers 
generate significantly lower truck traffic as a percentage of  total traffic. There are six 
planning areas with warehousing uses in the Specific Plan, of  which BP 2 and BP 3 are 
the Pacific Oaks Commerce Center. Pacific Oaks Commerce Center does not propose any 
fulfillment center use at this time, nor does it include enough parking to accommodate a 
fulfillment center use. BP 4 is an existing Caltrans rest stop and has been analyzed to 
include a 263,500 square foot warehouse (in addition to current trips), and BP 5 includes 
a 283,100 square foot warehouse which are both too small to accommodate fulfillment 
centers. While BP 1 could accommodate a fulfillment center, the building would have to 
be significantly smaller to accommodate the parking required for a fulfillment center.  

The proposed warehouse buildings within the plan area and the Pacific Oaks Commerce 
Center project site are speculative warehouse buildings. This means that a tenant has not 
yet been identified for the warehouse space. The percentage of  building space that could 
be used for cold storage is based on a conservative scenario that assumes up to 25 percent 
of  the building space could be repurposed for cold storage with tenant improvements. 
Given that the warehouse buildings would be developed as speculative warehousing, cold-
storage use is speculative; and therefore, the assumption of  25 percent was to ensure a 
conservative analysis of  the Proposed Project’s impacts.  

The Fulfillment Distribution Center rates in the ITE Manual are higher without 
considering ‘passenger car equivalent’ (PCE) rates. High-cube warehouse rates generate 
substantially more heavy-duty trucks than a fulfilment distribution center. The PCE 
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factors from the San Bernardino County Transportation Authority (SBCTA) were applied 
to the rates. Heavy trucks also travel farther than employee passenger vehicle truck trips, 
resulting in a more conservative analysis of  the Proposed Project’s vehicle mile traveled 
(VMT) under Senate Bill 743. Furthermore, trip generation rates in the ITE Manual were 
closely matched with the likely development scenario for the land use designation to 
provide a conservative analysis of  the Proposed Project’s transportation impacts. 
Therefore, no changes to the trip estimates are warranted.  

A7-2 The circulation network included in the Specific Plan provides a program-level assessment 
of  the future roadway network. The connection to County Line Road was identified in 
the 2008 FCSP and Certified EIR. The FCSP Update circulation network maintains this 
future connection to County Line Road. Because the Specific Plan is a plan-level 
document, the engineering-level details on the connection are not available at this time. 
At the request of  the commenter, the City of  Yucaipa will closely coordinate with the City 
of  Calimesa on the future connection to County Line Road.  

A7-3 The previous mitigation measure identified in the 2008 Certified EIR would be 
superseded by mitigation measures in the Draft SEIR for the FCSP Update. Chapter 5, 
Environmental Impacts, identify the previous mitigation measures and modifications to the 
mitigation measures are identified in strikeout and underline in each of  the environmental 
topical sections. As discussed in response to Comment A7-2, the City of  Yucaipa will 
closely coordinate with the City of  Calimesa on the future connection to County Line 
Road.  

Since the 2008 EIR was Certified, the State passed SB 743. As identified in Section 5.17, 
Transportation, SB 743 eliminates auto delay, level of  service, and similar measures of  
vehicular capacity or traffic congestion as the sole basis for determining significant 
impacts under CEQA. As part of  the new CEQA Guidelines, the new criteria “shall 
promote the reduction of  greenhouse gas emissions, the development of  multimodal 
transportation networks, and a diversity of  land uses” (Public Resources Code Section 
21099(b)(1)). Therefore, the previous mitigation measures for Level of  Service (LOS), 
which are congestion-based metrics, are not included in the SEIR. However, a 
Transportation Impact Analysis was included as Appendix P the Draft SEIR. 
Recommendations to achieve the City’s General Plan transportation policies in Appendix 
P were identified as Conditions of  Approval (see pages 5.17-9 through 5.17-11).  

It should be noted that Section 5.11, Land Use and Planning, addresses consistency with 
applicable plans if  inconsistency with those plans would result in a physical impact on the 
environment. Because SB 743 clearly identifies that congestion-based metrics are not 
physical impacts on the environment, the LOS analysis is only included in Appendix P. 
The Commenter is correct that many of  the previous “mitigation measures” are included 
in the “circulation improvements” and would be constructed, though they are no longer 
considered “mitigation measures” under CEQA. 
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LETTER A8 – State Water Resources Control Board, Lori Schmitz, Environmental Scientist, Division of  
Financial Assistance, Special Project Review Unit (3 pages) 
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A8. Response to Comments from State Water Resources Control Board, Lori Schmitz, 
Environmental Scientist, Division of Financial Assistance, Special Project Review Unit, dated 
March 25, 2024. 

A8-1 The State Water Resources Control Board (SWRCB), Division of  Drinking Water (DDW) 
issues domestic water supply permit amendments to public water systems serviced with a 
new or modified source of  domestic water supply or new domestic water system 
components pursuant to Waterworks Standards (Title 22 CCR chapter 16 et. seq.). The 
Yucaipa Valley Water District (YVWD) will need to apply for a water supply permit 
amendment for the Proposed Project. South Mesa Water Company (SMWC) may also 
need to apply for a water supply permit amendment. This comment is noted. 

A8-2 The commenter’s request to list the State Water Resources Control Board’s Division of  
Drinking Water as a responsible agency and approval of  domestic drinking water supply 
permit be listed as an action that is required for the Proposed Project in Table 3-6, Project 
Approvals Needed, has been added to EIR. See Chapter 3, Revisions to the Draft SEIR, of  this 
Final SEIR. 

A8-3 The commenter’s request that Section 3.4.1.7, Infrastructure, of  the Draft SEIR include 
more details regarding the proposed domestic water supply components including the 
proposed tanks, wells, and booster pumping plants described in Chapter 5.19, Utilities and 
Service Systems, has been added to the EIR. See Chapter 3, Revisions to the Draft SEIR, of  
this Final SEIR. 

The Draft SEIR analyzes the impacts of  the FCSP Update which involves proposed land 
use changes and no specific development projects other than the Pacific Oaks Commerce 
Center project. Figure 5.9-14 in the Draft SEIR provides a draft water infrastructure plan 
that has been completed by YVWD. Detailed information about future domestic water 
supply components is not available. Details regarding the construction of  such 
components would be included in future development agreements, with property deeded 
in fee title to water providers, as required. Specific locations of  these facilities would be 
determined and coordinated between the water providers and the developer/landowners 
before development agreements are executed.  

Additionally, new development projects must prepare detailed water hydraulic reports 
including detailed water demands that include peak and fire flows, grading plans, pad 
elevations, anticipated easements and public dedications, points of  connection, and 
anticipated water line alignments. Once the documentation is complete, each water district 
would incorporate the water demands into its respective hydraulic models to evaluate 
impacts and identify the required water infrastructure upgrades necessary to support 
development while ensuring existing systems and service areas are not negatively 
impacted. The improvements are typically divided into two categories—those that are the 
responsibility of  the developer, and regional improvements that would benefit the 
respective water district and other service areas beyond the responsibility of  the developer. 
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In these instances, agreements would be in place where developers pay their fair share of  
the regional improvements along with their developer responsibilities. 

A8-4 The water storage and delivery systems associated with future development projects in the 
plan area have not been identified at this time. Detailed information is not available at this 
time because the Proposed Project is a specific plan; and therefore, with the exception of  
the Pacific Oaks Commerce Center project, information is only available at a plan-level. 
Details regarding these systems would be included in future development agreements in 
line with the requirements of  the California Building Code, California Fire Code, Fire Safe 
Regulations, and/or the Yucaipa Municipal Code. 

A8-5 As noted in the response to Comment A8-3, the location of  these tanks is not known at 
this time because the Proposed Project is a specific plan. Additionally, the offsite tanks 
would be the responsibility of  the water district and would fall under regional 
improvements that would benefit the respective water district and other service areas 
beyond the responsibility of  the developer. In these instances, and if  the offsite tanks fall 
under the definition of  a project under CEQA, a separate CEQA analysis would be 
conducted to analyze the impacts of  the tanks. 

A8-6 The documents listed will be submitted with the permit applications. 
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LETTER O1 – Blum, Collins, and Ho, LLP, Gary Ho, on behalf  of  Golden State Environmental Justice 
Alliance (45 pages) 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-70 PlaceWorks 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-71 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-72 PlaceWorks 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-73 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-74 PlaceWorks 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-75 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-76 PlaceWorks 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-77 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-78 PlaceWorks 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-79 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-80 PlaceWorks 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-81 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-82 PlaceWorks 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-83 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-84 PlaceWorks 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-85 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-86 PlaceWorks 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-87 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-88 PlaceWorks 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-89 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-90 PlaceWorks 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-91 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-92 PlaceWorks 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-93 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-94 PlaceWorks 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-95 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-96 PlaceWorks 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-97 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-98 PlaceWorks 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-99 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-100 PlaceWorks 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-101 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-102 PlaceWorks 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-103 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-104 PlaceWorks 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-105 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-106 PlaceWorks 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-107 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-108 PlaceWorks 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-109 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-110 PlaceWorks 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-111 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-112 PlaceWorks 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-113 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-114 PlaceWorks 

This page intentionally left blank. 

  



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-115 

O1. Response to Comments from Blum, Collins, and Ho, LLP, Gary Ho, on behalf of Golden 
State Environmental Justice Alliance, dated March 25, 2024. 

O1-1 Responses to the Golden State Environmental Justice Alliance (GSEJA) comments are 
provided in responses O1-2 through O1-27. 

O1-2 Environmental justice is not a topic that is required to be evaluated or considered pursuant 
to CEQA Guidelines Sections 15120-15132 (Contents of  Environmental Impact 
Reports). Additionally, South Coast Air Quality Management District (South Coast 
AQMD) has not released significance thresholds directly pertaining to environmental 
justice impacts. However, the air quality issues evaluated in Chapter 5.3, Air Quality, of  the 
SEIR are relevant to the discussion regarding environmental justice issues. For example, 
Impact 5.3-4 and Impact 5.3-5 evaluate potential project-related construction phase and 
operation phase localized impacts, respectively, that are associated with criteria air 
pollutants and toxic air contaminants to offsite sensitive receptors. Additionally, the HRA 
included in Appendix D of  the Draft SEIR incorporates South Coast AQMD’s draft 
cumulative thresholds for evaluating the Proposed Project’s contribution to existing 
emissions sources in the surrounding area. The project-level cancer risk threshold of  10 
in a million was adjusted to 5 in a million, per South Coast AQMD’s draft guidance based 
on existing MATES V cancer risk data for the project zip code. Therefore, the HRA and 
air quality analysis provided in Section 5.3, Air Quality, is evaluating the Proposed Project 
more conservatively (i.e., using a lower cancer risk threshold) than what is currently 
required pursuant to adopted South Coast AQMD guidance to account for the existing 
ambient air quality and pollution burden. Furthermore, Section 5.3 of  the Draft SEIR 
identifies the CalEnviroScreen score and Figure 5.3-1, South Coast AQMD MATES V 
Cancer Risk in the Plan Area, documents the existing cancer risk in the vicinity of  the 
Proposed Project.  

The commenter incorrectly assumes the purpose of  Title 24 and California Energy 
Commission approved software programs. The approved programs serve the purpose of  
being used under the performance approach (energy budget) method of  compliance for 
the 2022 Energy Standards. The programs mentioned are not utilized for CEQA analysis. 
CalEEMod, the California Emissions Estimator Model, is a statewide land use emissions 
computer model designed to provide a uniform platform for government agencies, land 
use planners, and environmental professionals to quantify potential criteria pollutant and 
GHG emissions associated with both construction and operations from a variety of  land 
use projects. The model was developed for the California Air Pollution Officers 
Association (CAPCOA) in collaboration with the California Air Districts. Energy 
calculations provided by CalEEMod are prepared for purposes of  a CEQA-level analysis 
and are not to be relied on or used to show compliance with the 2022 Building Energy 
Efficiency Standards. Additionally, per CalEEMod methodology, default CalEEMod 
energy rates are not based on current Building Energy Efficiency Standards, but are based 
on year 2019 consumption estimates generally compiled from a survey of  existing 
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buildings that may range from complying with older Building Energy Efficiency Standards 
to buildings that predate adoption of  the Building Energy Efficiency Standards (e.g., prior 
to 1978).5 Thus, default CalEEMod energy rates are generally considered to be more 
conservative than any energy rates that may be derived from more recent and the latest 
Building Energy Efficiency Standards. 

O1-3 The City disagrees with the Commenter’s assertion that the SEIR does not provide 
meaningful discussion of  the proposed land uses changes. As indicated in Section 5.11.4.1, 
2008 Certified EIR, of  Section 5.11, Land Use and Planning, the 2008 Certified EIR stated 
that the Approved Project would be inconsistent with the City of  Yucaipa’s General Plan 
related to agricultural resources, noise, natural resources, and land use. As demonstrated 
in Impact 5.11-2 of  Section 5.11, Land Use and Planning, the Proposed Project would no 
longer be inconsistent with the General Plan policies for agricultural preservation as the 
Proposed Project would allow agricultural uses, and the Proposed Project would no longer 
be inconsistent with the noise policies of  the General Plan as the 2016 General Plan 
includes policies that are applicable to future land uses in the plan area. Additionally, the 
Proposed Project would be consistent with the City’s policies related to natural resources.  

Because a Subsequent EIR was prepared for the Proposed Project, the Approved Project 
represents the CEQA baseline, not existing conditions. While both the Approved Project 
and Proposed Project would result in substantial changes to the visual character of  the 
plan area, the Proposed Project would preserve key ridgelines and, therefore, would not 
conflict with policies related to hillside preservation. Rather than preparing an exhaustive 
General Plan consistency analysis, a General Plan consistency analysis was prepared to 
demonstrate that the policies that the Approved Project were found to be inconsistent 
with are now considered consistent under the Proposed Project and 2016 General Plan. 
In addition, the Proposed Project maintains the key goals from the Approved Project.  

O1-4 See response to comment O1-2. Under the Proposed Project, the plan area would result 
in an increase of  25 housing units compared to the Approved Proposed Project. There is 
no net loss in the total number of  allowed dwelling units within the Specific Plan area. 
Therefore, the Proposed Project would ensure that the City is meeting its housing 
allocation needs. In addition, the Proposed Project includes updated residential 
development districts that offer a wider range of  housing types and densities, with the 
purpose of  meeting the various housing needs of  the community. The City disagrees with 
the Commenter’s assertions. 

O1-5 An analysis of  the Proposed Project’s consistency with other plans, such as the Air Quality 
Management Plan (AQMP) and applicable plans related to greenhouse gas (GHG) 
emissions are provided in Section 5.3, Air Quality, and Section 5.8, Greenhouse Gas Emissions, 

 
5 California Air Pollution Control Officer’s Association (CAPCOA). 2022, April. CalEEMod, Appendix D, California Emissions 

Estimator Model User Guide, Version 2022.1.1.13. Prepared by: ICF in collaboration with Sacramento Metropolitan Air Quality 
Management District. https://www.caleemod.com/user-guide. 



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

May 2024 Page 2-117 

respectively. As described in Section 5.3, despite mitigation, the Proposed Project would 
have the potential to conflict with South Coast AQMD’s AQMP. As described in Section 
5.8, with mitigation, the Proposed Project would be consistent with plans adopted for the 
purpose of  reducing GHG emissions. The City disagrees with the Commenter’s 
assertions. 

O1-6 In accordance with the CEQA Guidelines Section 15162, the SEIR uses the Approved 
Project, i.e., the 2008 Certified EIR, as its baseline, not existing conditions or the 2016 
General Plan EIR. Section 2.4, Incorporation by Reference, in Chapter 2, Introduction, identifies 
the City of  Yucaipa General Plan as a document incorporated by reference into the Draft 
SEIR. Therefore, the Draft SEIR need not summarize the buildout of  the City’s General 
Plan in the FCSP SEIR in order to evaluate impacts of  the Proposed Project. Section 5.13, 
Population and Housing, in the Draft SEIR also provides information on regional growth 
projections for population and employment in the City of  Yucaipa (see Table 5.13-6, 
SCAG Growth Projections for the City of  Yucaipa). Section 5.13 identified that the minor 
increase in housing (25 units) and population (69 residents) and reduction in employment 
(-317 jobs) would have less than significant impacts. Additionally, the horizon year of  the 
Proposed Project is based on the development timeline for the FCSP Update. The City 
disagrees with the Commenter’s assertions. 

O1-7 Under the Proposed Project, the plan area would result in an overall increase of  25 
housing units compared to the Approved Project. There is no net loss in the total number 
of  allowed dwelling units within the Specific Plan area. In addition, the anticipated phasing 
of  the FCSP retains the total unit capacity (390 units) of  the R-24 District within the areas 
along Outer Highway 10 and Live Oak Canyon Road (as identified for affordable housing 
in the City’s adopted Housing Element), and further increases the total residential 
development of  the area that would, based on the wider array of  housing densities 
delineated by the land use plan, also provide greater opportunities for attainable housing 
for all income categories. Therefore, the Proposed Project would ensure that the City is 
meeting its housing allocation needs and no net loss would occur. The City disagrees with 
the Commenter’s assertions. 

O1-8 Strategy 4, Freeway Corridor Specific Plan, of  the City’s 2021-2029 Housing Element 
identifies two R-24 designated sites along Live Oak Canyon Road and at 16th Street/Outer 
Highway 10 that are unchanged by the Specific Plan. These sites comprise 19.5 acres, allow 
for 20- 24 du/ac, and could supply 390 multiple-family units. The intent of  the update to 
the Freeway Corridor Specific Plan is to improve the mix of  development opportunities, 
provide a more efficient land use pattern, and provide opportunities for revenue 
enhancement within this area of  the City. The relevant requirements of  the Yucaipa 
Municipal Code regarding affordable housing would apply. Residential uses are permitted 
by right in several land use designations throughout the plan area at a range of  densities 
that would accommodate different housing types that are suitable for attainable and 
affordable housing. If  Strategy 4 of  the Housing Element is developed, the units would 
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count toward the total number of  dwelling units as identified in Table 3-1, Overall Land 
Use Distribution Summary, of  the Specific Plan. 

O1-9 The Proposed Project would result in an overall increase of  25 housing units compared 
to the Approved Project. There is no net loss in the total number of  allowed dwelling 
units within the Specific Plan area, and the anticipated affordable housing units listed in 
the City’s certified Housing Element, which correspond to the total unit capacity of  the 
R-24 District within the areas along Outer Highway 10 and Live Oak Canyon Road, would 
remain. Therefore, the Proposed Project would ensure that the City is meeting its housing 
allocation needs. In addition, the City’s certified Housing Element includes Program No. 
11, which identifies that the City will update the FCSP as a means to increase housing 
opportunity. The change to residential districts within the FCSP is to provide greater 
opportunities for attainable housing and meet the community’s demands. The Proposed 
Project is a Specific Plan, and review and approval by the California Department of  
Housing and Community Development is not required. 

O1-10 Compliance with SB 330 is met because there is no net loss in the total number of  allowed 
dwelling units within the Specific Plan area. SB 8 does not apply because the Proposed 
Project allows at least as many residential units as the greatest number of  residential 
dwelling units that existed within the project boundary within the past five years. The total 
number of  allowed units between the Approved Project and the Proposed Project 
increased by 25 units. There is no net loss in the total number of  allowed dwelling units 
within the Specific Plan area. Therefore, the Proposed Project would ensure that the City 
is meeting its housing allocation needs. 

O1-11 The footnotes in Table 3-3, Proposed Project Buildout Statistical Summary, of  Chapter 3, Project 
Description, show how the number of  jobs per land use designation were calculated.  

O1-12 The Proposed Project would be developed pursuant to market demand in approximately 
seven phases. Because the exact time and amount of  construction that would occur during 
a given period is unknown, it would be speculative to quantify construction employees 
throughout buildout of  the Proposed Project. However, the unemployment rate in the 
Riverside/San Bernardino/Ontario areas as of  January 2024 is 5.5 percent.6 Therefore, it 
is assumed that most of  the construction and operational employees would be from within 
the region. Compared to the Approved Project, the Proposed Project would result in a 
decrease of  317 jobs, however, there would be more higher paying jobs under the 
Proposed Project. While the Approved Project and Proposed Project would result in a 
substantial increase in jobs compared to SCAG’s estimates, the Proposed Project would 
not result in an increase in magnitude or new impacts compared to that identified in the 
Certified EIR. 

 
6 Bureau of Labor Statistics. 2024. Local Area Unemployment Statistics. https://www.bls.gov/web/metro/laummtrk.htm 
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O1-13 Vehicle trips and vehicle miles traveled (VMT) associated with the 2008 FCSP (Approved 
Project) are part of  the City’s VMT forecast. The VMT analysis conducted for the 
Proposed Project in the Draft SEIR was prepared in accordance with the City of  Yucaipa’s 
Traffic Impact Analysis Guidelines that include VMT thresholds pursuant to Resolution No. 
2020-48 to address changes to CEQA pursuant to SB 743. In accordance with these 
guidelines, general plan revisions/updates or specific plans, are compared to the current 
land use. Therefore, pursuant to the City’s adopted VMT thresholds, the difference 
between the previously approved general plan and the proposed revision to the general 
plan is used for the threshold determination. In this case, the 2008 EIR did not include a 
VMT analysis because at the time of  certification, transportation impacts were based on 
level of  service (LOS). In accordance with the City’s VMT methodology, VMT for both 
the Approved Project and the Proposed Project were modeled and impacts were based 
on the comparison of  the FCSP (Approved Project) to the FCSP Update (Proposed 
Project).  

O1-14 The VMT analysis conducted for the Proposed Project follows the City of  Yucaipa’s Traffic 
Impact Analysis Guidelines and was modeled using the San Bernadino Transportation 
Analysis Model (SBTAM). Neither the Governor’s Office of  Planning and Research’s 
(OPR) Technical Advisory nor CEQA Guidelines Section 15064.3(a) directly address how 
to analyze transportation impacts associated with changes to goods movement, which is 
largely carried out by heavy-duty trucks. CEQA Guidelines Section 15064.3(a) specifies 
that VMT to be analyzed is defined as the amount and distance of  automobile travel 
(emphasis added) attributable to a project. The term ‘automobile’ refers to on-road 
passenger vehicles, specifically cars and light trucks (emphasis added).7 It does not include heavy-
duty trucks, semi-trailers, construction equipment, or other commercial-type vehicles. In 
the case of  trucks (other than light trucks), based on CARB’s Scoping Plan, the state’s 
strategy for the goods movement sector is not in VMT reduction, but in advances in 
technology [zero-emissions (ZE) and near-zero-emissions (NZE) control strategies)].89 
The City’s Traffic Impact Analysis Guidelines, follows the methodology recommended by 
OPR. Therefore, no changes to the SB 743 VMT methodology are warranted. Emissions 
from the Proposed Project’s trucks are accounted for in Section 5.8, Greenhouse Gas 
Emissions, and Section 5.3, Air Quality.  

O1-15 The analysis in the Draft SEIR for the Proposed Project is consistent with the analysis for 
a plan-level document. Detailed information regarding future development projects is 
unknown, with the exception of  the Pacific Oaks Commerce Center project, which was 
evaluated at a project-level. The Draft SEIR evaluated potential hazardous conditions in 

 
7  Governor’s Office of Planning and Research. 2018, December. Technical Advisory on Evaluating Transportation Impacts Under 

CEQA, https://www.opr.ca.gov/docs/20190122-743_Technical_Advisory.pdf.  
8  California Air Resources Board. 2022, December. 2022 Scoping Plan for Achieving Carbon Neutrality (2022 Scoping Plan). 

https://ww2.arb.ca.gov/our-work/programs/ab-32-climate-change-scoping-plan/2022-scoping-plan-documents 
9  California Air Resources Board. 2021, October. 2020 Mobile Source Strategy. 

https://ww2.arb.ca.gov/resources/documents/2020-mobile-source-strategy 
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Section 5.17, Transportation, pages 5.17-17 through 5.17-19. As identified in this section, 
the FCSP Update includes traffic-calming design elements within the planning areas to 
provide a safe pedestrian environment may include narrower streets, roundabouts, 
intersection curb bump-outs, medians, shorter blocks, and tree canopies extending over 
streets. These encourage slower vehicular speeds and improve safety. 

A level of  service (LOS) analysis was conducted for the Proposed Project and is included 
as Appendix P to the Draft SEIR. Tables BB and CC in Appendix P of  the SEIR, identify 
that the queues at the interchange ramps would not cause traffic to back up to the freeway 
mainline. In addition, a comparison of  the queues under with Wildwood Canyon Road 
Interchange and without Wildwood Canyon Road Interchange shows a reduction in 
queues lengths at the Live Oak Canyon Road and County Line Road interchange ramps 
for the majority of  the turning movements. However, detailed site plans for the planning 
areas, except for the Pacific Oaks Commerce Center project, are not available to evaluate 
turning radii or driveway queueing. However, the Proposed Project roadways and 
intersections would be constructed based on City code and engineering standard 
requirements; and therefore, be consistent to requirements based on City guidelines. 

Internal truck movements within the Pacific Oaks Commerce Center project parcels are 
not impacts of  the project on the environment. See California Building Industry Association v. 
Bay Area Air Quality Management District (2015) 62 Cal.4th 369 (Case No. S213478) (CBIA). 
Automobile and truck conflicts for the Pacific Oaks Commerce Center project have been 
minimized by providing separate parking areas and the access points have longer throat 
lengths to minimize passenger car/truck conflicts. Further, while there would be 
passenger cars and trucks sharing the roadways, this by itself  does not mean that there 
will be an unsafe or hazardous condition. Trucks and automobiles sharing driveways are a 
common occurrence in most industrial facilities. 

For the Pacific Oaks Commerce Center project, the Commenter refers to the double 
stacked and triple stacked trailer parking area. It is a common practice to store trailers 
(without the tractor unit) by the end user. Trailer parking areas are under the control of  
the end user who moves trailers, as needed, within the site. This does not create a 
hazardous situation, because it is not like tandem parking in an automobile parking garage, 
where the two cars parked in a tandem spot could be owned by different people.  

O1-16 See response to Comment O1-15. The analysis in the Draft SEIR for the Proposed Project 
is consistent with the analysis for a plan-level document as detailed information regarding 
future development projects is unknown, with the exception of  the Pacific Oaks 
Commerce Center project, which was evaluated at a project-level. Sight distances are a 
function of  speed and at this time, as in most specific plans, speed limits or design speed 
for the roadways have not been identified. Roadways and intersections within the plan 
area would be constructed based on City code and engineering standard requirements; 
and therefore, be consistent to requirements based on City guidelines. The City of  Yucaipa 
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would evaluate horizontal and vertical sight distance at project driveways at the time 
development applications are submitted to ensure that a clear line-of-sight is maintained 
at project driveways.  

O1-17 In accordance with Section 15126.6 of  the CEQA Guidelines, "an EIR need not consider 
every conceivable alternative to a project. Rather it must consider a reasonable range of  
potentially feasible alternatives that will foster informed decision making and public 
participation.” The commenter has not provided enough specificity of  an alternative 
development plan that would reduce all of  the Proposed Project’s significant impacts. An 
alternative that reduces all of  the Proposed Project’s significant and unavoidable impacts 
would most likely result in an infeasible alternative that results in a significant reduction 
in the Proposed Project’s buildout, and thereby would not meet the project objectives 
and/or state requirements (e.g., housing needs allocation). It should be noted that the EIR 
is a Subsequent EIR to the 2008 Certified EIR, which evaluated additional alternatives 
associated with the Approved Project.  

O1-18 Section 2.4, Incorporation by Reference, in Chapter 2, Introduction, identifies the City of  Yucaipa 
General Plan as a document incorporated by reference into the Draft SEIR. Therefore, 
the Draft SEIR need not summarize the buildout of  the City’s General Plan in the FCSP 
SEIR in order to evaluate cumulative impacts of  the Proposed Project. The cumulative 
growth of  the City’s General Plan was considered in the analysis in Chapter 5, 
Environmental Analysis, and was considered during traffic modeling, as described in Section 
4.4, Assumptions Regarding Cumulative Impacts. Furthermore, the analysis of  the Proposed 
Project’s impacts is compared to those identified for the Approved Project in the 2008 
Certified EIR 

O1-19 See response to Comment O1-18. Air quality and greenhouse gas (GHG) impacts 
addressed in Section 5.3, Air Quality, and Section 5.8, Greenhouse Gas Emissions, are the 
Proposed Project’s contribution to cumulative emissions impacts in the region and state, 
respectively. Likewise for noise impacts in Section 5.13, Noise, considers traffic noise 
increases associated with the project in addition to cumulative traffic noise from buildout 
of  the City using the SBTAM. Therefore, the SEIR considers the Proposed Project’s 
cumulative contribution to these impacts in light of  growth within the City, the South 
Coast AQMD region, and the State.  

The Proposed Project is a Specific Plan; and therefore, the SEIR considers the change in 
the adopted land use. As demonstrated in the SEIR, the Proposed Project would not result 
in new or substantially more severe significant impacts compared to the Approved Project, 
which is the underlying land use in the City’s General Plan. Therefore, while the Proposed 
Project would result in significant and unavoidable impacts, these impacts would not be 
more severe than the Approved Project’s impacts. It should be noted that Section 5.14, 
Population and Housing, identifies a decrease in employment associated with the FCSP 



F R E E W A Y  C O R R I D O R  S P E C I F I C  P L A N  F I N A L  S U B S E Q U E N T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
C I T Y  O F  Y U C A I P A  

2. Response to Comments 

Page 2-122 PlaceWorks 

Update as a result of  the decrease in Regional Commercial land use and increase in 
Business Park land use within the plan area.  

O1-20 Refer to response to comments O1-5, O1-18, and O1-19. 

O1-21 Refer to response to comments O1-1 through O1-20, and O1-22 through O1-27. The 
commenter has been added to the City’s distribution list for the Proposed Project. 

O1-22 See response to Comment O1-27 regarding the additional mitigation measures requested 
by the Commenter.  

CEQA Guidelines Section 15096(g)(2) referred to by commenter describes a 
responsibility placed on to a Responsible Agency and is not applicable to a Lead Agency. 
Therefore, the Comment has misapplied this referenced section. Commenter does not 
provide other reasons to support their position that the SEIR fails to implement all 
feasible mitigation.  

O1-23 The commenter is concerned about potential health impacts of  siting warehousing 
projects near residential areas and disadvantaged communities and cites several studies to 
support the concern. To address these issues, the Proposed Project conducted a project 
specific HRA that evaluated both the Proposed Project’s impact to existing off-site 
residents and also to future on-site residents in the surrounding area (Appendix D of  the 
Draft SEIR). Additionally, the HRA incorporates South Coast AQMD’s draft cumulative 
thresholds for evaluating the Proposed Project’s contribution to existing emissions 
sources in the vicinity of  the Project Site. The project-level cancer risk threshold of  10 in 
a million was adjusted to 5 in a million, per South Coast AQMD’s draft guidance based 
on existing MATES V cancer risk data for the project zip code (which included emissions 
from existing sources of  air emissions) and also future development of  the City of  
Calimesa Mesa Verde Specific Plan. As provided in Section 5.3, Air Quality, Table 5.3-27, 
Proposed Project Operational Health Risks Results: With Mitigation on page 5.3-73, health risks 
at the maximum exposed individual resident (MEIR) would be below South Coast 
AQMD’s significance thresholds with implementation of  Mitigation Measures AQ-6 
through AQ-11. Therefore, the Proposed Project analysis considered its cumulative 
contribution to the surrounding area in the air quality and health risk analyses included in 
Section 5.3, Air Quality. 

O1-24 The commenter provides a summary of  the Pacific Oaks Commerce Center HRA results 
for the combined Construction plus Operation scenario and disagrees with the results. 
The reason for the disagreement is provided in Comment O1-25 and responded to below. 

O1-25 The commenter is concerned the HRA did not incorporate appropriate fraction of  time 
at home (FAH) parameters, per South Coast AQMD’s 2017 Risk Assessment Procedures 
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for Rules 1401, 1401.1 and 212.10 The HRA procedures in the referenced South Coast 
AQMD guidance document are specifically for stationary sources (i.e., source permitted 
by South Coast AQMD) and do not directly apply to the mobile source emissions or 
construction-related emissions of  the Proposed Project. In addition, the HRA prepared 
for the Proposed Project did not include FAHs for ages younger than 16 for the 
operational portion of  health risk analyses, which was conducted using CARB’s Risk 
Assessment Standalone Tool. FAH parameters were only included for the construction 
HRA of  the Pacific Oaks Commerce Center, as project construction is not under the 
purview of  South Coast AQMD Rules 1401, 1401.1 and 212.  

Therefore, the Proposed Project analysis provided in the air quality and health risk 
analyses included in Section 5.3, Air Quality, was appropriately conducted. As provided in 
Section 5.3, Air Quality, Table 5.3-29, Pacific Oaks Commerce Center Operation Plus Construction 
Health Risks Results: With Mitigation on page 5.3-75, health risks at the maximum exposed 
individual resident (MEIR) would be below South Coast AQMD’s significance thresholds 
with implementation of  Mitigation Measures AQ-6 through AQ-11.  

O1-26 Commenter misrepresents the GHG emissions impact analyses. Furthermore, the 
commenter confuses the analyses and determinations between Impact 5.8-1 and Impact 
5.8-2. Commenter references Table 5.8-8 of  the SEIR, which is associated with the Impact 
5.8-1 discussion of  the SEIR and for the Pacific Oaks Commerce Center component of  
the Proposed Project. However, the conclusion found in the excerpt commenter included 
is associated with the Impact 5.8-2 discussion of  the SEIR, and in addition, pertains to 
the Specific Plan component of  the Proposed Project.  

Commenter’s statement, “…the SEIR claims that through implementation of  Mitigation 
Measures GHG-1 and GHG-2, the Project would comply with the California Green 
Building Standards Code (CALGreen) voluntary Tier 2 EV parking standards and 
consequently result in a less-than-significant GHG impact. However, while the SEIR 
concludes that the Project would not generate GHG emissions that would have a 
significant effect on the environment…”, misrepresents the analysis and determinations 
of  the SEIR. While the SEIR determines that Impact 5.8-2 would be reduced to less than 
significant after implementation of  mitigation as it pertains to consistency with the 2022 
Scoping Plan, nowhere in Chapter 5.8 of  the SEIR is it concluded that the Proposed 
Project would not generate GHG emissions that would have a significant effect on the 
environment. The question of  whether the Proposed Project would generate GHG 
emissions that would either directly or indirectly have a significant impact on the 
environment is analyzed under Impact 5.8-1 of  the SEIR (see pages 5.8-21 through 5.8-
24 and pages 5.8-29 through 5.8-32). As stated in Section 5.8.8, Level of  Significance After 
Mitigation, under the Impact 5.8-1 discussion of  the SEIR (pages 5.8-31 and 5.8-32), it was 

 
10  South Coast AQMD, 2017. Risk Assessment Procedures for Rules 1401, 1401.1 and 212, accessed on April 9, 2024 at 

https://www.aqmd.gov/docs/default-source/rule-book/Proposed-Rules/1401/riskassessmentprocedures_2017_080717.pdf. 
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determined that the GHG emissions impacts of  the Specific Plan and the Pacific Oaks 
Commerce Center would be significant and unavoidable. 

O1-27 Review of  the Commenter’s requested mitigation measures is addressed below: 

 Requiring off-road construction equipment to be hybrid electric-diesel or zero emission, where 
available, and all diesel-fueled off-road construction equipment to be equipped with CARB Tier IV-
compliant engines or better, and including this requirement in applicable bid documents, purchase 
orders, and contracts, with successful contractors demonstrating the ability to supply the compliant 
construction equipment for use prior to any ground-disturbing and construction activities. Mitigation 
Measure AQ-6 already requires use of  Tier 4 final construction equipment available, 
which is the highest EPA-rated equipment currently available on the market.  

 Prohibiting off-road diesel-powered equipment from being in the “on” position for more than 10 
hours per day. At the request of  the Commenter, this measure has been added to 
Mitigation Measure AQ-6 (see Chapter 3, Revisions to the Draft SEIR, of  this Final 
SEIR). 

 Using electric-powered hand tools, forklifts, and pressure washers, and providing electrical hookups 
to the power grid rather than use of  diesel-fueled generators to supply their power. At the request 
of  the Commenter, this measure has been added to Mitigation Measure AQ-6 when 
feasible (see Chapter 3, Revisions to the Draft SEIR, of  this Final SEIR). However, it 
should be noted that this measure would not result in a substantial quantifiable 
reduction in emissions as use of  electric powered equipment may not be commercially 
available or feasible to use on a construction site that is not currently connected to 
the power grid. 

 Designating an area in the construction site where electric-powered construction vehicles and equipment 
can charge. At the request of  the Commenter, this measure has been added to 
Mitigation Measure AQ-6 (see Chapter 3, Revisions to the Draft SEIR, of  this Final 
SEIR). However, it should be noted that this measure would not result in a substantial 
quantifiable reduction in emissions as electric powered construction vehicles are not 
currently commercially available. 

 Limiting the amount of  daily grading disturbance area. At the request of  the Commenter, 
this measure has been added to Mitigation Measure AQ-6 (see Chapter 3, Revisions to 
the Draft SEIR, of  this Final SEIR). 

 Prohibiting grading on days with an Air Quality Index forecast of  greater than 100 for particulates 
or ozone for the project area. As discussed in Section 4.3, Air Quality, of  the Draft SEIR, 
with mitigation construction of  the Proposed Project would not result in the exposure 
of  any sensitive receptors to substantial pollutant concentrations. Thus, the City has 
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determined that additional mitigation to suspend construction activities is not 
warranted.  

 Forbidding idling of  heavy equipment for more than three minutes. At the request of  the 
Commenter, this measure has been added to Mitigation Measure AQ-6 (see Chapter 
3, Revisions to the Draft SEIR, of  this Final SEIR). 

 Keeping onsite and furnishing to the lead agency or other regulators upon request, all equipment 
maintenance records and data sheets, including design specifications and emission control tier 
classifications. Mitigation Measure AQ-6 already requires that the construction 
contractor maintain a list of  all operating, including the makes, models, Equipment 
Identification Numbers, Engine Family Numbers, and number of  construction 
equipment on-site.  

 Conducting an on-site inspection to verify compliance with construction mitigation and to identify other 
opportunities to further reduce construction impacts. The City of  Yucaipa is required to track 
and monitor compliance with the Mitigation Measures in the SEIR, including the 
requirement under AQ-6.  

 Using paints, architectural coatings, and industrial maintenance coatings that have volatile organic 
compound levels of  less than 10 g/L. Mitigation Measure AQ-6 already requires paints 
with a VOC content of  10 grams per Liter (g/L) or building architectural surfaces.  

 Providing information on transit and ridesharing programs and services to construction employees. At 
the request of  the Commenter, this measure has been added to Mitigation Measure 
AQ-6 (see Chapter 3, Revisions to the Draft SEIR, of  this Final SEIR). 

 Providing meal options onsite or shuttles between the facility and nearby meal destinations for 
construction employees. At the request of  the Commenter, this measure has been added 
to Mitigation Measure AQ-6 (see Chapter 3, Revisions to the Draft SEIR, of  this Final 
SEIR). 

 Requiring all heavy-duty vehicles engaged in drayage to or from the project site to be zero-emission 
beginning in 2030. At present, requiring zero-emission vehicles is economically and 
technologically infeasible; also, such vehicles are not available on a large enough scale 
to be relied upon. In a report titled “Transitioning to Zero-Emission Heavy-Duty Freight 
Vehicles,” the International Council on Clean Transportation (ICCT) provides an 
overview of  advancing technologies. 11  The ICCT reports that although the 
technology is advancing and although at some point in the distant future non-diesel 
technology will likely be used in mass to power freight movement, “zero-emission 

 
11 International Council on Clean Transportation. 2017. Transitioning to Zero-Emission Heavy-Duty Freight Vehicles. 

https://theicct.org/wp-content/uploads/2021/06/Zero-emission-freight-trucks_ICCT-white-paper_26092017_vF.pdf 
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vehicle technologies do present considerable challenges. They have a combination of  
near- and long-term barriers, issues, and questions that will have to be addressed 
before they can become widespread replacements for conventional trucks and tractor-
trailers that are typically diesel fueled” (ICCT pg. 31). “Tesla’s announced battery 
electric semi-tractor prototype is the only (emphasis added) battery electric project we 
found in our [world-wide] assessment targeting long-haul heavy-duty applications” 
(ICCT pg. 31). Requiring the Proposed Project to utilize emerging technology as 
mandatory mitigation when the various types of  technological advancements and 
their timeframes for common availability are not known with any certainty, is not a 
feasible mitigation measure. An EIR must describe feasible measures that could 
minimize the project's significant adverse impacts. 14 Cal Code Regs Section 
15126.4(a)(1). An EIR may decline to propose a mitigation measure that would not 
effectively address a significant impact. An EIR also need not identify and discuss 
mitigation measures that are infeasible. Nor must an EIR analyze in detail mitigation 
measures it concludes are infeasible. Further, South Coast AQMD adopted a 
Warehouse Indirect Source Rule, Rule 2305, in May 2021. Rule 2305 applies to 
warehouse operators and owners of  warehouses greater than or equal to 100,000 
square feet of  indoor floor space within a single building that may be used for 
warehousing activities. As discussed in Section 4.3, Air Quality, of  the Draft SEIR, the 
Proposed Project would be subject to compliance with Rule 2305. Since the Proposed 
Project will not be operated by the current owner, it is not feasible to commit to 
specific provisions of  Rule 2305; however, future tenants will be obligated to comply 
with its provisions. Compliance with Rule 2305 would reduce air quality effects 
associated with the warehouse industry, including the Proposed Project in the region. 

 Requiring all on-site motorized operational equipment, such as forklifts and yard trucks, to be zero-
emission with the necessary charging or fueling stations provided. Mitigation Measure AQ-6 
already requires use of  zero-emission offroad equipment. No changes are warranted.  

 Requiring tenants to use zero-emission light- and medium-duty vehicles as part of  business operations. 
See above regarding the infeasibility of  zero-emissions vehicles for speculative 
warehouses and for this plan-level analysis. Mitigation Measure GHG-1 requires 
installation of  electric vehicles (EV) charging stations and clean air/vanpool parking, 
which would contribute to and support the use of  more EVs and consequently reduce 
air quality emissions associated with passenger vehicle travel. Thus, no changes are 
warranted.  

 Forbidding trucks from idling for more than three minutes and requiring operators to turn off  engines 
when not in use. The Proposed Project is required to comply with California Code of  
Regulations Title 13, Division 3, Chapter 10, Article 1, Section 2485, Airborne Toxic 
Control Measure to Limit Diesel‐Fueled Commercial Motor Vehicle Idling, which limits 
nonessential idling to five minutes or less for commercial trucks. Mitigation Measure 
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AQ-10 also currently requires drivers to restrict nonessential idling to no more than 
two minutes while on site.  

 Posting both interior- and exterior-facing signs, including signs directed at all dock and delivery areas, 
identifying idling restrictions and contact information to report violations to CARB, the local air 
district, and the building manager. Mitigation Measure AQ-10 includes the requested 
language already. No changes are warranted. 

 Installing solar photovoltaic systems on the project site of  a specified electrical generation capacity that 
is equal to or greater than the building’s projected energy needs, including all electrical chargers. 
Development associated with the Proposed Project would be required to adhere to 
the California Green Building Code Standards requirements for solar photovoltaic. 
The current CALGreen code requires 100 percent of  rooftop to be solar ready.  

 Designing all project building roofs to accommodate the maximum future coverage of  solar panels 
and installing the maximum solar power generation capacity feasible. Development associated 
with the Proposed Project would be required to adhere to the California Green 
Building Code Standards requirements for solar photovoltaic. The current CALGreen 
code requires 100 percent of  the rooftop to be solar ready.  

 Constructing zero-emission truck charging/fueling stations proportional to the number of  dock doors 
at the project. Mitigation Measure AQ-9 requires electrification of  docking bay for cold 
storage facilities for trucks with TRUs. Heavy duty EV trucks do not charge at 
docking bays, as they serve to facilitate the loading and unloading of  goods. At the 
request of  the Commenter, a new Mitigation Measure AQ-12 has been added to 
require EV truck charging for tenants with domiciled trucks onsite (see Chapter 3, 
Revisions to the Draft SEIR, of  this Final SEIR). However, requiring zero-emission 
vehicles is currently economically and technologically infeasible; also, such vehicles 
are not available on a large enough scale to be relied upon. Therefore, the current 
technology required for EV truck charging stations is unknown until such time 
tenants have EV trucks domiciled onsite. Additionally, the 2022 CALGreen standard 
include mandatory electric medium-duty and heavy-duty truck charging readiness 
requirements for warehouses under Section 5.106.5.5.1. Pursuant to this section, spare 
raceway(s) or busway(s) and adequate capacity for transformer(s), service panel(s), or 
subpanel(s) must be installed at the time of  construction and must meet the minimum 
power requirements to accommodate the dedicated branch circuits for the future 
installation of  electric vehicle charging equipment and to carry the minimum 
additional system load to the future location of  the charging for medium- and heavy-
duty vehicles. The minimum power requirement is based on building type, building 
size, and number of  off-street loading spaces. 
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 Running conduit to designated locations for future electric truck charging stations. At the request 
of  the Commenter, a new Mitigation Measure AQ-12 has been added (see Chapter 3, 
Revisions to the Draft SEIR, of  this Final SEIR). 

 Unless the owner of  the facility records a covenant on the title of  the underlying property ensuring 
that the property cannot be used to provide refrigerated warehouse space, constructing electric plugs for 
electric transport refrigeration units at every dock door and requiring truck operators with transport 
refrigeration units to use the electric plugs when at loading docks. Mitigation Measure AQ-9 
requires electrification of  docking bay for cold storage facilities for trucks with TRUs. 
No changes are warranted.  

 Oversizing electrical rooms by 25 percent or providing a secondary electrical room to accommodate 
future expansion of  electric vehicle charging capability. At the request of  the Commenter, a 
new Mitigation Measure AQ-12 has been added to require sufficiently sized electric 
rooms to accommodate future EV expansion (see Chapter 3, Revisions to the Draft 
SEIR, of  this Final SEIR). 

 Constructing and maintaining electric light-duty vehicle charging stations proportional to the number 
of  employee parking spaces (for example, requiring at least 10 percent of  all employee parking spaces 
to be equipped with electric vehicle charging stations of  at least Level 2 charging performance). 
Mitigation Measure GHG-1 requires installation passenger vehicle EV charging 
spaces consistent with the voluntary Tier 2 standard of  CALGreen. No changes are 
warranted.  

 Running conduit to an additional proportion of  employee parking spaces for a future increase in the 
number of  electric light-duty charging stations. Mitigation Measure GHG-1 requires 
installation passenger vehicle EV charging spaces consistent with the voluntary Tier 
2 standard of  CALGreen. The Proposed Project would meet this requirement since 
it will be required to meet the Tier 2 CALGreen standards. No changes are warranted. 

 Installing and maintaining, at the manufacturer’s recommended maintenance intervals, air filtration 
systems at sensitive receptors within a certain radius of  facility for the life of  the project. As 
provided in Section 5.3, Air Quality, Table 5.3-27 on page 5.3-73, health risks at the 
MEIR would be below South Coast AQMD’s significance thresholds with 
implementation of  Mitigation Measures AQ-6 through AQ-11. Therefore, the 
Proposed Project would not expose sensitive receptors to substantial pollutant 
concentration. Additional mitigation is not warranted at sensitive receptors proximate 
to the plan area.  

 Installing and maintaining, at the manufacturer’s recommended maintenance intervals, an air 
monitoring station proximate to sensitive receptors and the facility for the life of  the project, and 
making the resulting data publicly available in real time. While air monitoring does not mitigate the 
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air quality or greenhouse gas impacts of  a facility, it nonetheless benefits the affected community by 
providing information that can be used to improve air quality or avoid exposure to unhealthy air. 
The Proposed Project would not expose sensitive receptors to substantial pollutant 
concentrations. Therefore, there is no need to install additional air quality monitoring 
stations in the region beyond what South Coast AQMD already provides. No changes 
are warranted.  

 Requiring all stand-by emergency generators to be powered by a non-diesel fuel. Emergency 
generators would only be used in emergency power failure or for routine testing and 
maintenance. Such intermittent use would not a substantial amount of  emissions, 
since by the very nature of  the activity, it would be short-term, intermittent, and 
infrequent. Requiring that emergency generators to be powered by non-diesel fuel 
would not result in a significant reduction in air quality emission impacts. No changes 
are warranted.  

 Requiring facility operators to train managers and employees on efficient scheduling and load 
management to eliminate unnecessary queuing and idling of  trucks. Mitigation Measure AQ-10 
requires signage and instructions for truck drivers to minimize unnecessary idling 
onsite. Roadways in the plan area are designed to minimize queuing onsite. At the 
request of  the Commenter, Mitigation Measure AQ-10 has been amended (see 
Chapter 3, Revisions to the Draft SEIR, of  this Final SEIR). 

 Requiring operators to establish and promote a rideshare program that discourages single occupancy 
vehicle trips and provides financial incentives for alternate modes of  transportation, including 
carpooling, public transit, and biking. At the request of  the Commenter, this measure has 
been added to Mitigation Measure GHG-1 (see Chapter 3, Revisions to the Draft SEIR, 
of  this Final SEIR).  

 Meeting CalGreen Tier 2 green building standards, including all provisions related to designated 
parking for clean air vehicles, electric vehicle charging, and bicycle parking. Buildings onsite would 
be required to adhere to the latest CALGreen requirements as well as additional 
voluntary standards of  CALGreen as identified in Mitigation Measures GHG-1 for 
electric vehicle charging. 

 Designing to LEED green building certification standards. Buildings onsite would be required 
to adhere to the latest CALGreen mandatory requirements as well as additional 
voluntary standards of  CALGreen as identified in Mitigation Measures GHG-1 for 
electric vehicle charging. 

 Providing meal options onsite or shuttles between the facility and nearby meal destinations. At the 
request of  the Commenter, this measure has been added to Mitigation Measure AQ-
6 (see Chapter 3, Revisions to the Draft SEIR, of  this Final SEIR). 
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 Posting signs at every truck exit driveway providing directional information to the truck route. At 
the request of  the Commenter, this measure has been added to Mitigation Measure 
AQ-10 (see Chapter 3, Revisions to the Draft SEIR, of  this Final SEIR). 

 Improving and maintaining vegetation and tree canopy for residents in and around the project area. 
Improving and maintaining vegetation and the tree canopy for residents in and around 
the plan area would not have any effect on reducing the Proposed Project’s air quality 
and GHG emissions impacts. Additionally, the Specific Plan includes requirements 
for landscaping within the plan area. and maintaining landscaping is a standard 
condition of  approval applies to all new development projects by the City. Therefore, 
this additional mitigation measure is not warranted.  

 Requiring that every tenant train its staff  in charge of  keeping vehicle records in diesel technologies 
and compliance with CARB regulations, by attending CARB-approved courses. Also require facility 
operators to maintain records on-site demonstrating compliance and make records available for 
inspection by the local jurisdiction, air district, and state upon request. The US EPA SmartWay 
Program is a voluntary public-private program. The Proposed Project cannot control 
the types of  trucks accessing planning areas within the Specific Plan. Because the 
building occupants/tenants are not yet known, it is highly speculative to assume that 
the building occupants/tenants will own or control a fleet of  trucks. The large 
majority of  warehouses are served by contracted trucking companies and 
independent drivers, and the building occupant/tenant may have no control over the 
truck engine type, in which case the building occupant/tenant would need to comply 
with Rule 2305’s requirements through a suite of  equivalent measures or payment of  
the required fee to reduce air quality impacts as required by the Rule. However, at the 
request of  the Commenter, information on the SmartWay program has been added 
to Mitigation Measure AQ-10 (see Chapter 3, Revisions to the Draft SEIR, of  this 
Final SEIR). 

 Providing tenants with information on incentive programs, such as the Carl Moyer Program and 
Voucher Incentive Program, to upgrade their fleets. At the request of  the Commenter, this 
measure has been added to Mitigation Measure AQ-10 (see Chapter 3, Revisions to the 
Draft SEIR, of  this Final SEIR). 
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3. Revisions to the Draft SEIR 
3.1 INTRODUCTION 
This section contains revisions to the Draft SEIR based upon (1) additional or revised information required to 
prepare a response to a specific comment; (2) applicable updated information that was not available at the time 
of  Draft SEIR publication; and/or (3) typographical errors. This section also includes additional mitigation 
measures to fully respond to commenter concerns as well as provide additional clarification to mitigation 
requirements included in the Draft SEIR. The provision of  these additional mitigation measures does not alter 
any impact significance conclusions as disclosed in the Draft SEIR. Changes made to the Draft SEIR are 
identified here in strikeout text to indicate deletions and in underlined text to signify additions. 

3.2 DRAFT SEIR REVISIONS IN RESPONSE TO WRITTEN COMMENTS 
The following text has been revised in response to comments received on the Draft SEIR. 

Page 3-22, Chapter 3, Project Description. The following has been added in response to Commenter Letter A8, 
State Water Resources Control Board. 

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. 

In addition to proposed pipelines, the Proposed Project would include two new groundwater 
injection/extraction wells water wells. The dedication of  the groundwater well sites would be discussed in future 
development agreements with property deeded to YVWD in fee title prior to the issuance of  building permits 
for either BP 2 or BP 3 and any planning area east of  PA 17. The Proposed Project would also include tanks, 
and booster pumping plants as needed throughout the FCSP project area. Specific locations of  these facilities 
would be determined and coordinated between the water providers and the developer/landowners before 
development agreements are executed. 
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Page 3-44, Chapter 3, Project Description, Table 3-6, Project Approvals Needed. The following agency has been added 
as a Responsible Agency to Table 3-6 in response to Commenter Letter A8, State Water Resources Control 
Board. 

Table 3-6 Project Approvals Needed 
Lead Agency Action 

City of Yucaipa 

• Certification of the SEIR 
• Adoption of the proposed FCSP 
• Amendment of the General Plan Land Use Map to correspond to the updated 

FCSP land use plan and Hillside Overlay 
• Adoption of the Findings of Fact and Statement of Overriding Considerations 
• Adoption of the Mitigation Monitoring Program 
• Approval of a Tentative Tract Map (TTM) 20533 for the Pacific Oaks Commerce 

Center Project 
• Approvals and Permits necessary to execute the Pacific Oak Commerce Center, 

included, but not limited to grading permits, conditional use permit, building 
permits, etc.  

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

Yucaipa Valley Water District • Approval of a Water Supply Assessment by the YVWD 
South Mesa Water District  
Western Heights Water Company  
State Water Resources Control Board’s Division of 
Drinking Water • Approval of domestic drinking water supply permit 

 

Pages 5.3-12 and 5.3-13, Section 5.3, Air Quality. The following regulations have been added to the 
environmental setting in response to Comment Letter A5, from South Coast AQMD. 

 Rule 201, Permit to Construct. A person shall not build, erect, install, alter or replace any equipment or 
agricultural permit unit, the use of  which may cause the issuance of  air contaminants or the use of  which 
may eliminate, reduce or control the issuance of  air contaminants without first obtaining written 
authorization for such construction from the Executive Officer. A permit to construct shall remain in effect 
until the permit to operate the equipment or agricultural permit unit for which the application was filed is 
granted or denied, or the application is canceled. 

 Rule 203, Permit to Operate. A person shall not operate or use any equipment or agricultural permit 
unit, the use of  which may cause the issuance of  air contaminants, or the use of  which may reduce or 
control the issuance of  air contaminants, without first obtaining a written permit to operate from the 
Executive Officer or except as provided in Rule 202. The equipment or agricultural permit unit shall not 
be operated contrary to the conditions specified in the permit to operate. 
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 Rule 1110.2, Emissions from Gaseous and Liquid Fueled Engines. This rule applies to stationary and 
portable equipment of  50 horsepower or more and are fired on gaseous or liquid fuels. The rule establishes 
emissions limits of  11 ppm for NOX, 30 ppm for VOCs, and 250 ppm for CO for low-use engines, which 
are defined as engines operating less than 500 hours per year or use less than 1 x 109 British Thermal Units 
of  fuel per year. 

 Rule 1166, VOC Contaminated Soil Excavation. This rule sets requirements to control the emission of  
VOCs from excavating, grading, handling and treating VOC contaminated soil as a result of  leakage from 
storage or transfer operations, accidental spillage, or other deposition. 

 Rule 1401, Air Toxics. This rule specifies limits for maximum individual cancer risk (MICR), cancer 
burden, and noncancer acute and chronic hazard index (HI) from new permit units, relocations, or 
modifications to existing permit units which emit toxic air contaminants. 

 Rule 1466, Control of  Particulate Emissions from Soils with Toxic Air Contaminants. The purpose 
of  this rule is to minimize the amount of  off-site fugitive dust emissions containing toxic air contaminants 
by reducing particulate emissions in the ambient air as a result of  earth-moving activities, including, 
dredging, excavating, grading, earth-cutting and filling, loading, unloading, handling, mechanized land 
clearing, treating, stockpiling, transferring, and removing of  soil that contains applicable toxic air 
contaminants. 

 Rule 1470, Requirements for Stationary Diesel Fueled Internal Combustion and Other 
Compression Ignition Engines. This rule applies to any person who sells, leases, own, or operates 
stationary compression engine and establishes fueling, emissions standards, operating requirements in 
addition to recordkeeping, reporting, and monitoring requirements. 

 Regulation XIII, New Source Review. Establishes New Source Review requirements for permitting to 
meet state and federal requirements and is applicable to new sources and modified existing sources. 

Pages 5.3-61 through and 5.3-65, Section 5.3, Air Quality. The following Mitigation Measures have been 
amended at the request of  South Coast AQMD, CARB, and the GSEJA. 

AQ-6 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. 

 Limit nonessential idling of  heavy equipment for more than three minutes. 
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 Prohibit off-road diesel-powered equipment from being in the “on” position for more 
than 10 hours per day. 

 Use electric-powered hand tools, forklifts, and pressure washers, and provide electrical 
hookups to the power grid rather than use of  diesel-fueled generators to supply their 
power, as feasible.  

 Plans submitted for grading permit issuance and building permit issuance once grid power 
to the site is available, shall designate an area in the construction site where electric-
powered construction vehicles and equipment can charge. The provision of  temporary 
electric infrastructure for such purpose shall be approved by the utility provider, Southern 
California Edison (SCE). If  SCE will not approve the installation of  temporary power for 
this purpose, the establishment of  a temporary electric charging area will not be required. 
If  electric equipment will not be used on the construction site because the construction 
contractor(s) does not have such equipment in its fleet, the establishment of  a temporary 
electric charging area also will not be required. If  electric powered equipment is in the 
contractor(s) equipment fleet, and SCE approval is secured, the temporary charging 
location is required to be established upon issuance of  grading permits and building 
permits. 

 Outside of  site preparation, limit the amount of  daily grading disturbance area, as feasible. 

 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.  

 Provide information on transit and ridesharing programs and services to construction 
employees. 

 Provide meal options onsite or shuttles between the facility and nearby meal destinations 
for construction employees, as feasible.  

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. 

AQ-7 The City of  Yucaipa shall require that project developer/facility owners for new development 
projects that would use off-road equipment (e.g., forklifts and yard trucks) in daily business 
operations shall only utilize electric-powered zero-emissions off-road equipment. The project 
developer/facility owner shall disclose this requirement to all tenants/business entities prior 
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to the signing of  any lease agreement. In addition, the limitation to use only electric-powered 
off-road equipment shall be included in 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 a signed document 
(verification document) to the City of  Yucaipa Planning Division and Business License 
Division 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. 

AQ-10 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) and directional information to the nearest 
freeway on-ramps. 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 
nonessential 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. Directional text on the sign shall read “To Truck 
Route” with a directional arrow. All signage shall be made of  weatherproof  materials. Truck 
check-in points shall be inside the project site to ensure no trucks are queuing on local roadway. 
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.  

In addition, the building owner shall implement the following measures:  

 Occupants/tenants shall be provided documentation on the United States Environmental 
Protection Agency’s SmartWay program.  

 Occupants/tenants shall be provided documentation on funding opportunities, such as 
the Carl Moyer Program, that provide incentives for using cleaner-than—required engines 
and equipment. 

 Occupants/tenants shall be provided information on efficient scheduling and load 
management to reduce unnecessary queuing and idling of  trucks.  

AQ-11 The property manager/owner shall specify in all property maintenance bids that the landscape 
maintenance contractor shall only use All landscaping equipment (e.g., leaf  blower) used for 
property management shall be electric powered landscaping equipment only in line with new 
requirements from the California Air Resources Board’s for small off-road engines. Prior to 
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the issuance of  a Certificate of  Occupancy, the property manager/facility owner shall provide 
documentation (e.g., purchase, rental, and/or services agreement) to the City of  Yucaipa 
Building & Safety Division City of  Yucaipa Planning Division to verify, to the City’s 
satisfaction, that all landscaping equipment utilized will be electric powered. The property 
manager/facility owner shall also provide the property landscaping maintenance schedule as 
part of  this documentation. Prior to the issuance of  a Certificate of  Occupancy, the City of  
Yucaipa Building & Safety Division shall verify, to the City’s satisfaction, that any landscaping 
equipment utilized will be electric powered.  

AQ-12 The City of  Yucaipa shall require the following measures for warehouse facilities: 

 The buildings’ electrical room shall be sufficiently sized to hold additional panels that may 
be needed to supply power for the future installation of  electric vehicle (EV) truck 
charging stations on the site.  

 Conduit shall be installed from the electrical room to tractor trailer parking spaces in 
logical location(s) on the site determined by the project applicant during construction 
document plan check, for the purpose of  accommodating the future installation of  EV 
truck charging stations at such time this technology becomes commercially available and 
the buildings are being served by trucks with electric-powered engines.  

 If  there are domiciled heavy-duty trucks (Class 7 and 8), the tenant/operator of  the facility 
shall be required to provide EV truck charging facilities on site sufficient to charge the 
electric trucks domiciled on the site, and such facilities shall be made available for all 
electric trucks that use the facility, to the extent the applicable utility authorizes and has 
capacity to support.  

All site and architectural plans submitted to the City of  Yucaipa Planning Division shall note 
the electric charging requirements identified above.  

Page 5.5-30 Section 5.5, Cultural Resources. Mitigation Measure CR-3 has been revised in response to Comment 
Letter A2, from Agua Caliente Band of  Cahuilla Indians. 

CR-3 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 (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: 
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 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 on-site Native American Tribal Monitor 
for the proposed project). Tribes shall coordinate as to Tribal Monitoring concurrent with 
development; 

 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  Luiseño 
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 ensure that Native 
American monitors to have access to the project site on a volunteer basis to monitor 
grading and excavation activities. If  cultural resources are discovered during ground-
disturbing activities, the Native American monitor shall have authority to halt all grading 
activities within a predetermined radius of  the find until its significance can be evaluated.  

Pages 5.8-30, Section 5.8, Greenhouse Gas Emissions. The following Mitigation Measures have been amended at 
the request of  the South Coast AQMD, CARB, and the GSEJA. 

GHG-1 The City of  Yucaipa shall require applicants of  development projects to install electric vehicle 
(EV) spaces in compliance with the Tier 2 standards under Section A5.106.5.3.2 of  the Non-
Residential Voluntary Measures or Section A4.106.8.2.1 of  the Residential Voluntary 
Measures, whichever is applicable, in the 2022 California Green Building Standards Code 
(CALGreen). All site plans submitted to the City of  Yucaipa Building and Safety Division shall 
illustrate compliance to either Section A5.106.5.3.2 or A4.106.8.2.1, whichever is applicable. 
In addition, the City of  Yucaipa shall require applicants of  development projects to include 
car/vanpool program with preferred parking and provide reserved preferential parking spaces 
for car-share, carpool, and ultra-low or zero emission vehicles. 
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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. 

Pages 5.9-7 through 5.9-11, Section 5.9, Hazards and Hazardous Materials, Pages 5.15-4 through 5.15-8, Section 
5.15, Public Services, and Pages 5.20-23 through 5.20-27, Section 5.20, Wildfire. The following Conditions of  
Approval (COAs) have been modified by the City.  

Pacific Oaks Commerce Center 

… 

 Fire Department access roadways and/or public/private streets and driveways shall not exceed 12 percent 
grade (please note: Engineering Division requirements may be more restrictive). 

 Cul-de-sac and dead-end streets shall not exceed 350 feet in FR-1 areas. In all other areas, cul-de-sacs Cul 
de sacs shall not exceed 600 feet in total length, unless otherwise approved by the Fire Department. 

… 

 Dependent on occupancy type and load, an automatic smoke ventilation system – fusible link type, shall 
be installed. Roof  vent, venting ratios and draft curtains shall be provided. Three (3) sets of  shop plans 
with material cut sheets and calculations shall be submitted to the Fire Department for review and approval 
prior to installation. 

… 

 Commercial and industrial buildings in excess of  20,000 square feet and with an interior area more than 
150 feet from exterior exit, shall be equipped with a Class I standpipe system or as needed to meet 
California Fire Code Section 905. Standpipe connections shall be configured to reach any portion of  
interior space within 150 feet in any direction of  travel. This system shall be calculated to provide 500 gpm 
from an adjacent automatic fire sprinkler riser at 100 psi nozzle pressure for two hand lines flowing. 

… 

Page 5.10-19, Section 5.10, Hydrology and Water Quality. The following text has been added in response to 
Comment Letter A4, Santa Ana Regional Water Control Board.  

Future development would also implement the requirements of  Chapters 2, 4 and 15 of  the Yucaipa Municipal 
Code. However, grading activities could result in erosion impacts. With the implementation of  mitigation 
measure HWQ-1 (formerly HWQ-4 in the 2008 Certified EIR), which requires prompt revegetation and the 
reduction of  disturbed areas, grading impacts associated with the Proposed Project would be reduced to less 
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than significant. Therefore, the Proposed Project would not result in new or substantially more severe 
significant construction impacts in this regard compared to the Approved Project. 

Jurisdictional Waters and Wetlands 

The Proposed Project would include construction work that could impact USACE and CDFW jurisdictional 
waters. Based on the Jurisdictional Delineation report prepared for the Proposed Project (see Appendix E). 
The total improvement to Wildwood Creek is approximately 37,770 linear feet, with 10,833 linear feet in the 
plan area. Between these two large channels is a smaller segment that has been identified for improvements. 
This segment runs parallel to I-10 and is approximately 3,141 linear feet. Similar to Wildwood Creek, a majority 
of  Oak Glen Creek has been identified for improvements and runs within the plan area. The total segment is 
approximately 30,451 linear feet, with 3,497 linear feet within the plan area. Along the western boundary is an 
additional channel that was noted for improvements. This segment is completely within the plan area and runs 
along Live Oak Canyon Road. The total length of  the segment is 794 linear feet.  

Under Sections 401 and 404 of  the CWA, a permit is required from the USACE and a State Water Quality 
Certification (WQC) is required from the Santa Ana RWQCB for USACE jurisdictional waters. A 401 permit 
is required for state jurisdictional waters. Under Section 1600 of  the California Fish and Game Code, 
construction activities in California are regulated by a lake or streambed alteration agreement. Permits and 
certifications would be obtained prior to construction from the USACE, RWQCB, and CDFW as applicable.  

Additionally, future developments would require the preparation of  a SWPPP that would include construction 
BMPs that regulate the release of  pollutants into creeks such as clear water diversion and temporary stream 
crossing BMPs. Compliance with these mandated regulations would ensure future construction activities would 
not violate any water quality standards or waste discharge requirements or otherwise substantially degrade 
surface water quality related to jurisdictional waters. 

Page 5.19-37, Section 5.19, Utilities and Service Systems. The Comprehensive Storm Drain Plan has been added to 
the regulatory section in response to Comment Letter A3, from San Bernardino County Department of  Public 
Works. 

City of Yucaipa Master Plan of Drainage 

The City of  Yucaipa adopted a Master Plan of  Drainage in November 1993 that identified the drainage 
improvements throughout the city necessary to confine the 100-year flood flows within the channel banks. 
These improvements include channel enlargements and stormwater detention areas necessary to mitigate flood-
prone areas and minimize erosion. 

San Bernardino County Comprehensive Storm Drain Plan 

The plan area is governed by the County’s Comprehensive Storm Drain Plan (CSDP) No. 5 adopted in May 
1979. The main purpose for the CSDP is to provide a planned network of  flood control facilities and to provide 
a basis for establishing funding mechanisms. The CSDP document is beneficial as a guideline for future flood 
control facility improvements and planning and coordinating future development activities. The CSDP includes 
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conceptual hydrology studies for a large area and therefore is less precise than studies which would be required 
for a specific project. Oftentimes specific projects require a more focused hydrology study (SBCPW 2024). 

Page 5.19-38, Section 5.19, Utilities and Service Systems. The analysis has been revised to include references to the 
Comprehensive Storm Drain Plan and that drainage revisions would be reviewed and approved by the City or 
County in response to Comment Letter A3, from San Bernardino County Department of  Public Works. 

New development would also be required to prepare a stormwater water quality management plan that includes 
implementation of  on-site best management practices. Additionally, hydromodification impacts would be 
addressed on a project-by-project basis in accordance with the San Bernardino County Technical Guidance 
Document. All projects would also be required to evaluate project-specific impervious surface calculations to 
ensure proper mitigation of  runoff  is met. All proposed projects would be subject to the provisions in the 2012 
MPD and the Comprehensive Storm Drain Plan, which requires projects to match or reduce peak flows 
compared to predevelopment conditions, and provide a planned network of  flood control facilities and to 
provide a basis for establishing funding mechanisms, respectively. Additionally, all new storm drain systems 
would be designed in conformance with the City’s Standard Design Guidelines for Public Works Construction 
and Grading. Moreover, any revisions to the drainage would be reviewed and approved by the jurisdictional 
agency (i.e., the City or County). Therefore, the Proposed Project would not result in a new or substantially 
more severe significant impact associated with storm drainage infrastructure when compared to the Approved 
Project, and impacts would be less than significant. 

Chapter 13, Bibliography. The following reference has been added to Chapter 13 in response to Comment Letter 
A3, from San Bernardino County Department of  Public Works. 

San Bernardino County Public Works Department (SBCPW). 2024, March 11 (accessed). Water Resources. 
https://dpw.sbcounty.gov/operations/permits-operations-support-division/flood-control/water-
resources/. 
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Page 1-56, Table ES-5, Summary of  Environmental Impacts, Mitigation Measures, and Levels of  Significance After Mitigation. The following Mitigation Measures 
have been revised in response to Comments from South Coast AQMD, CARB, and the GSEJA. 

5.3  AIR QUALITY  
Impact 5.3-2: Construction activities 
associated with the Proposed Project would 
generate short-term emissions that exceed 
South Coast AQMD’s significance thresholds 
and would cumulatively contribute to the 
nonattainment designations of the SoCAB 

Potentially Significant Specific Plan 
AQ-1 In accordance with South Coast Air Quality Management District (AQMD) 

Rule 403, the City will require the following measures to be taken during the 
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: 
• Water exposed soils at least three times daily and maintain equipment 

and vehicle engines in good condition and in proper tune;  
• Wash off trucks leaving development sites and water down all 

construction areas; 
• Replace ground cover on construction sites if it is determined that the 

site will be undisturbed for lengthy periods; 
• Reduce speeds on unpaved roads to less than 15 miles per hour; 
• Halt all grading and excavation operations when wind speeds exceed 25 

miles per hour; 
• Properly maintain diesel-powered on-site mobile equipment; 
• Install particulate filters on off-road construction equipment; 
• Sweep streets at the end of the day if substantial visible soil material is 

carried over to the adjacent streets; 
• 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. 

AQ-6 The City of Yucaipa shall require that applicants for new development projects 
incorporate the following to reduce air pollutant emissions during construction 
activities: 

Specific Plan 
Significant and 
Unavoidable 
 
Pacific Oaks Commerce 
Center 
Significant and 
Unavoidable 
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5.3  AIR QUALITY  
• 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. 

• Limit nonessential idling of heavy equipment for more than three minutes. 
• Prohibit off-road diesel-powered equipment from being in the “on” 

position for more than 10 hours per day. 
• Use electric-powered hand tools, forklifts, and pressure washers, and 

provide electrical hookups to the power grid rather than use of diesel-
fueled generators to supply their power, as feasible.  

• Plans submitted for grading permit issuance and building permit 
issuance once grid power to the site is available, shall designate an area 
in the construction site where electric-powered construction vehicles and 
equipment can charge. The provision of temporary electric infrastructure 
for such purpose shall be approved by the utility provider, Southern 
California Edison (SCE). If SCE will not approve the installation of 
temporary power for this purpose, the establishment of a temporary 
electric charging area will not be required. If electric equipment will not 
be used on the construction site because the construction contractor(s) 
does not have such equipment in its fleet, the establishment of a 
temporary electric charging area also will not be required. If electric 
powered equipment is in the contractor(s) equipment fleet, and SCE 
approval is secured, the temporary charging location is required to be 
established upon issuance of grading permits and building permits. 

• Outside of site preparation, limit the amount of daily grading disturbance 
area, as feasible. 

• 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. 
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5.3  AIR QUALITY  
• Use paints with a VOC content of 50 g/L or less for parking areas and 

surfaces.  
• Provide information on transit and ridesharing programs and services to 

construction employees. 
• Provide meal options onsite or shuttles between the facility and nearby 

meal destinations for construction employees, as feasible.  
 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. 

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 All appliances installed as part of future development projects shall be energy 

efficient appliances (i.e., washers/dryers, refrigerators, stoves, etc.). 
AQ-3 Future residential development projects on the Specific Plan site shall utilize 

electric fireplaces in lieu of traditional fireplaces and wood burning stoves. 
AQ-4 Future development projects on the Specific Plan site shall install Energy Star 

labeled roof materials. 
AQ-5 Future residential development projects on the Specific Plan site shall install 

energy-reducing ceiling/whole-house fans. 
AQ-7 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 zero emissions 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 

Specific Plan 
Significant and 
Unavoidable 
 
Pacific Oaks Commerce 
Center 
Significant and 
Unavoidable 
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5.3  AIR QUALITY  
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. 

AQ-8 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 
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 TRUs. 

AQ-9 All 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. 

AQ-10 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) and directional information to the nearest freeway on-ramps. 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 
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5.3  AIR QUALITY  
nonessential 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. Directional text 
on the sign shall read “To Truck Route” with a directional arrow. All signage 
shall be made of weatherproof materials. Truck check-in points shall be inside 
the project site to ensure no trucks are queuing on local roadway. 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. 
 
In addition, the building owner shall implement the following measures:  
• Occupants/tenants shall be provided documentation on the United 

States Environmental Protection Agency’s SmartWay program.  
• Occupants/tenants shall be provided documentation on funding 

opportunities, such as the Carl Moyer Program, that provide incentives 
for using cleaner-than—required engines and equipment. 

• Occupants/tenants shall be provided information on efficient scheduling 
and load management to reduce unnecessary queuing and idling of 
trucks.  

 
AQ-11 The property manager/owner shall specify in all property maintenance bids 

that the landscape maintenance contractor shall only use All landscaping 
equipment (e.g., leaf blower) used for property management shall be electric-
powered landscaping equipment only in line with new requirements from the 
California Air Resources Board for small off-road engines. Prior to the 
issuance of a Certificate of Occupancy, the The property manager/facility 
owner shall provide documentation (e.g., purchase, rental, and/or services 
agreement) to the City of Yucaipa Building & Safety Division City of Yucaipa 
Planning Division to verify, to the City’s satisfaction, that all landscaping 
equipment utilized will be electric-powered. The property manager/facility 
owner shall also provide the property landscaping maintenance schedule as 
part of this documentation. Prior to the issuance of a Certificate of Occupancy, 
the City of Yucaipa Building & Safety Division shall verify, to the City’s 
satisfaction, that any landscaping equipment utilized will be electric powered. 
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5.3  AIR QUALITY  
AQ-12 The City of Yucaipa shall require the following measures for warehouse 

facilities: 
• The buildings’ electrical room shall be sufficiently sized to hold additional 

panels that may be needed to supply power for the future installation of 
electric vehicle (EV) truck charging stations on the site.  

• Conduit shall be installed from the electrical room to tractor trailer 
parking spaces in logical location(s) on the site determined by the 
project applicant during construction document plan check, for the 
purpose of accommodating the future installation of EV truck charging 
stations at such time this technology becomes commercially available 
and the buildings are being served by trucks with electric-powered 
engines.  

• If there are domiciled heavy-duty trucks (Class 7 and 8), the 
tenant/operator of the facility shall be required to provide EV truck 
charging facilities on site sufficient to charge the electric trucks domiciled 
on the site, and such facilities shall be made available for all electric 
trucks that use the facility, to the extent the applicable utility authorizes 
and has capacity to support.  

All site and architectural plans submitted to the City of Yucaipa Planning 
Division shall note the electric charging requirements identified above.  

 
Pacific Oaks Commerce Center 
Implementation of Mitigation Measures AQ-2 and AQ-4, and new Mitigation Measures 
AQ-7 through AQ-11 AQ-12. 
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Page 1-56, Table ES-5, Summary of  Environmental Impacts, Mitigation Measures, and Levels of  Significance After Mitigation. Mitigation Measure CR-3 has been 
revised in response to Comment A2, from Agua Caliente Band of  Cahuilla Indians. 

5.5  CULTURAL RESOURCES 
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 
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, 

Specific Plan 
Less than significant  
 
Pacific Oaks Commerce 
Center 
Less than significant 
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5.5  CULTURAL RESOURCES 
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 II testing, Phase III 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 
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. 

• If the 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 III Data Recovery Program to mitigate 
project effects shall be initiated. A Data Recovery Treatment Plan 
detailing the objectives of the Phase III Program shall be developed and 
contain specific testable hypotheses pertinent to the Research Design 
and relative to the site(s) under study. The Phase III 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 III Data Recovery 
Program for affected, eligible site(s) shall be completed. Typically, a 
Phase III 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 III Data Recovery Report shall be submitted to 
the City’s Planning Department, the appropriate Native American Band 
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5.5  CULTURAL RESOURCES 
or Tribe, if applicable, and the SHPO for review and comment prior to 
the issuance of a grading permit.  

 
CR-3 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 
(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 on-site Native American Tribal Monitor for the 
proposed project). Tribes shall coordinate as to Tribal Monitoring 
concurrent with development; 

• 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 Luiseño Indians) shall be present during the 
initial grading activities. If tribal resources are found during grubbing 
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5.5  CULTURAL RESOURCES 
activities, the tribal monitoring shall be present during site grading 
activities 

• During construction activities, the project proponent shall allow ensure 
that Native American monitors to have access to the project site on a 
volunteer basis to monitor grading and excavation activities. If cultural 
resources are discovered during ground-disturbing activities, the Native 
American monitor shall have authority to halt all grading activities within 
a predetermined radius of the find until its significance can be evaluated.  

•  
 
Pacific Oaks Commerce Center 
Implementation of Mitigation Measures CR-2 and CR-3. 

 

 

Page 1-63, Table ES-5, Summary of  Environmental Impacts, Mitigation Measures, and Levels of  Significance After Mitigation. The following Mitigation Measures 
have been revised in response to Comments from South Coast AQMD, CARB, and the GSEJA. 

5.8  GREENHOUSE GAS EMISSIONS 
Impact 5.8-1: The Proposed Project would 
generate greenhouse gas emissions, either 
directly or indirectly, that may have a significant 
impact on the environment but would be less 
than that of the Approved Project. 

Specific Plan 
Potentially Significant 
 
Pacific Oaks Commerce 
Center 
Potentially Significant 

 

Specific Plan 
Implementation of Mitigation Measures AQ-2 through and AQ-5 would be required. 
 

GHG-1 The City of Yucaipa shall require applicants of development projects to install 
electric vehicle (EV) spaces in compliance with the Tier 2 standards under 
Section A5.106.5.3.2 of the Non-Residential Voluntary Measures or Section 
A4.106.8.2.1 of the Residential Voluntary Measures, whichever is applicable, 
in the 2022 California Green Building Standards Code (CALGreen). All site 
plans submitted to the City of Yucaipa Building and Safety Division shall 
illustrate compliance to either Section A5.106.5.3.2 or A4.106.8.2.1, 
whichever is applicable. In addition, the City of Yucaipa shall require 
applicants of development projects to include car/vanpool program with 
preferred parking and provide reserved preferential parking spaces for car-
share, carpool, and ultra-low or zero emission vehicles. 

Specific Plan 
Significant and 
unavoidable 
 
Pacific Oaks Commerce 
Center 
Significant and 
unavoidable 
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5.8  GREENHOUSE GAS EMISSIONS 
  

 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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