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EXECUTIVE SUMMARY 

ES.1 SUMMARY OF FINDINGS  

The results of this Silverwood Gas Market Air Quality Impact Analysis are summarized below 
based on the significance criteria in Section 3 of this report consistent with Appendix G of the 
California Environmental Quality Act (CEQA) Guidelines (1). Table ES-1 shows the findings of 
significance for each potential air quality impact under CEQA. 

TABLE ES-1:  SUMMARY OF CEQA SIGNIFICANCE FINDINGS 

Analysis Report 
Section 

Significance Findings 

Unmitigated Mitigated 

Regional Construction Emissions 3.4 Less Than Significant  n/a 

Localized Construction Emissions 3.7 Less Than Significant  n/a 

Regional Operational Emissions 3.5 Less Than Significant  n/a 

Localized Operational Emissions 3.7 Less Than Significant  n/a 

CO “Hot Spot” Analysis 3.9 Less Than Significant n/a 

Air Quality Management Plan 3.10 Less Than Significant  n/a 

Sensitive Receptors 3.11 Less Than Significant n/a 

Odors 3.12 Less Than Significant n/a 

Cumulative Impacts 3.13 Less Than Significant  n/a 

ES.2 STANDARD REGULATORY REQUIREMENTS/BEST AVAILABLE CONTROL MEASURES (BACMS) 

MDAQMD Rules that are currently applicable during construction activity for this Project include 
but are not limited to: Rule 1113 (Architectural Coatings) (2); Rule 403 (Fugitive Dust) (3).  

RULE 403 

The following measures shall be incorporated into Project plans and specifications as 
implementation of Rule 403. 
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• Use periodic watering for short-term stabilization of Disturbed Surface Area to minimize visible 
fugitive dust emissions. For purposes of this Rule, use of a water truck to maintain moist disturbed 
surfaces and actively spread water during visible dusting episodes shall be considered sufficient 
to maintain compliance. 

• Take actions sufficient to prevent project-related Trackout onto paved surfaces. 

• Stabilize graded surfaces upon completion of grading when subsequent development is delayed 
or expected to be delayed more than thirty days, except when such a delay is due to precipitation 
that dampens the disturbed surface sufficiently to eliminate Visible Fugitive Dust emissions. 

RULE 1113 

Only “Low-Volatile Organic Compounds” paints consistent with Mojave Desert Air Quality 
Management District Rule 1113 shall be used. 

ES.3 CONSTRUCTION-SOURCE AND OPERATIONAL-SOURCE MITIGATION MEASURES 

The Project would not result in any potentially significant air quality impacts. 
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1 INTRODUCTION 

This report presents the results of the air quality impact analysis (AQIA) prepared by Urban 
Crossroads, Inc., for the proposed Silverwood Gas Market (“Project”).  

The purpose of this AQIA is to evaluate the potential impacts to air quality associated with 
construction and operation of the proposed Project and recommend measures to mitigate 
impacts considered potentially significant in comparison to thresholds established by the Mojave 
Desert Air Quality Management District (MDAQMD). 

1.1 SITE LOCATION 

The proposed Silverwood Gas Market site is located at 12077 State Highway 138 in the County 
of San Bernardino, as shown on Exhibit 1-A. 

1.2 PROJECT DESCRIPTION 

The proposed Project is to consist of a 4,139-sf convenience market with gasoline pumps, a 903-
sf drive-thru coffee shop, and a 2,172-sf pet supply store on 3.2 acres, as shown in Exhibit 1-B. 
The Project is proposed to be developed in a single phase with an anticipated opening year of 
2025. 
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EXHIBIT 1-A:  LOCATION MAP  
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EXHIBIT 1-B:  SITE PLAN 
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2 AIR QUALITY SETTING 

This section provides an overview of the existing air quality conditions in the Project area and 
region.  

2.1 MOJAVE DESERT AIR BASIN 

The Project site is located in the portion of the County of San Bernardino, California, that is part 
of the Mojave Desert Air Basin (MDAB) and is under the jurisdiction of the MDAQMD. The air 
quality assessment for the proposed Project includes estimating emissions associated with short-
term construction and long-term operation of the proposed Project. A number of air quality 
modeling tools are available to assess the air quality impacts of projects. In addition, certain air 
districts, such as the MDAQMD, have created guidelines and requirements to conduct air quality 
analyses. The MDAQMD’s current guidelines, included in its California Environmental Quality Act 
and Federal Conformity Guidelines (August 2011), were adhered to in the assessment of air 
quality impacts for the proposed Project. 

2.2 REGIONAL CLIMATE 

Air quality in the Project area is not only affected by various emissions sources (mobile, industry, 
etc.) but is also affected by atmospheric conditions such as wind speed, wind direction, 
temperature, and rainfall. 

The MDAB is an assemblage of mountain ranges interspersed with long broad valleys that often 
contain dry lakes. Many of the lower mountains that dot the vast terrain rise from 1,000 to 4,000 
ft above the valley floor. Prevailing winds in the MDAB are out of the west and southwest. These 
prevailing winds are due to the proximity of the MDAB to coastal and central regions and the 
blocking nature of the Sierra Nevada Mountains to the north; air masses pushed onshore in 
Southern California by differential heating are channeled through the MDAB. The MDAB is 
separated from the Southern California coastal and central California valley regions by mountains 
(highest elevation is approximately 10,000 ft), whose passes form the main channels for these 
air masses. The Mojave Desert is bordered on the southwest by the San Bernardino Mountains, 
separated from the San Gabriels by the Cajon Pass (4,200 ft). A lesser pass lies between the San 
Bernardino Mountains and the Little San Bernardino Mountains in the Morongo Valley. The Palo 
Verde Valley portion of the Mojave Desert lies in the low desert, at the eastern end of a series of 
valleys (notably the Coachella Valley), whose primary channel is the San Gorgonio Pass (2,300 ft) 
between the San Bernardino and San Jacinto Mountains. 

During the summer, the MDAB is generally influenced by a Pacific subtropical high cell that sits 
off the coast, inhibiting cloud formation and encouraging daytime solar heating. The MDAB is 
rarely influenced by cold air masses moving south from Canada and Alaska, as these frontal 
systems are weak and diffuse by the time they reach the desert. Most desert moisture arrives 
from infrequent warm, moist, and unstable air masses from the south. The MDAB averages 
between three and seven inches of precipitation per year (from 16 to 30 days with at least 0.01 
inch of precipitation). The MDAB is classified as a dry-hot desert climate, with portions classified 
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as dry-very hot desert, to indicate that at least three months have maximum average 
temperatures over 100.4° F. 

Snow is common above 5,000 ft in elevation, resulting in moderate snowpack and limited spring 
runoff. Below 5,000 ft, any precipitation normally occurs as rainfall. Pacific storm fronts normally 
move into the area from the west, driven by prevailing winds from the west and southwest. 
During late summer, moist high-pressure systems from the Pacific collide with rising heated air 
from desert areas, resulting in brief, high-intensity thunderstorms that can cause high winds and 
localized flash flooding.  

2.3 EXISTING AIR QUALITY 

Existing air quality is measured at established MDAQMD air quality monitoring stations. 
Monitored air quality is evaluated and in the context of ambient air quality standards.  These 
standards are the levels of air quality that are considered safe, with an adequate margin of safety, 
to protect the public health and welfare.  National Ambient Air Quality Standards (NAAQS) and 
California Ambient Air Quality Standards (CAAQS) currently in effect are shown in Table 2-1 (4). 

The determination of whether a region’s air quality is healthful or unhealthful is determined by 
comparing contaminant levels in ambient air samples to the state and federal standards 
presented in Table 2-1.  The air quality in a region is considered to be in attainment by the state 
if the measured ambient air pollutant levels for O3, CO (except 8-hour Lake Tahoe), SO2, NO2, 
PM10, PM2.5, and visible reducing particles are not to be exceeded at any time in any consecutive 
three-year period; all other values are not to be equaled or exceeded. The air quality in a region 
is considered to be in attainment by federal standards if the measured ambient air pollutant 
levels for O3, PM10, PM2.5, and those based on annual averages or arithmetic mean are not 
exceeded more than once per year.  The O3 standard is attained when the fourth highest eight-
hour concentration in a year, averaged over three years, is equal to or less than the standard.  
For PM10, the 24-hour standard is attained when the expected number of says per calendar year 
with a 24-hour average concentration above 150 µg/m3 is equal to or less than one. For PM2.5, 
the 24-hour standard is attained when 98 percent of the daily concentrations, averaged over 
three years, are equal to or less than the standard. 
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TABLE 2-1: AMBIENT AIR QUALITY STANDARDS (1 OF 2)  
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TABLE 2-1: AMBIENT AIR QUALITY STANDARDS (2 OF 2) 
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2.4 REGIONAL AIR QUALITY 

Air pollution contributes to a wide variety of adverse health effects. The EPA has established 
NAAQS for six of the most common air pollutants: O3, PM10, PM2.5, CO, NO2, SO2 and Pb which 
are known as criteria pollutants. The MDAQMD monitors levels of various criteria pollutants at 6 
permanent monitoring stations throughout the air district (5).  On January 5, 2021, CARB posted 
the 2020 amendments to the state and national area designations. See Table 2-2 for attainment 
designations for the SCAB (6). See Table 2-2 for attainment designations for the MDAB and the 
Southeast Desert Air Basin (SDAB). Appendix 2.1 provides geographic representation of the state 
and federal attainment status for applicable criteria pollutants within the MDAB and SDAB. 

TABLE 2-2: ATTAINMENT STATUS OF CRITERIA POLLUTANTS IN THE MDAB 

Criteria Pollutant State Designation Federal Designation 

O3 – 1-hour standard Nonattainment -- 

O3 – 8-hour standard Nonattainment Nonattainment 

PM10 Nonattainment Nonattainment 

PM2.5 Attainment Unclassifiable/Attainment 

CO Attainment Unclassifiable/Attainment 

NO2 Attainment Unclassifiable/Attainment 

SO2 Unclassifiable/Attainment Unclassifiable/Attainment 

Pb Attainment Unclassifiable/Attainment 
Note: See Appendix 2.1 for a detailed map of State/National Area Designations within the MDAB and SDAB 
“-“ = The national 1-hour O3 standard was revoked effective June 15, 2005. 

2.5 LOCAL AIR QUALITY 

Relative to the Project site, the nearest long-term air quality monitoring site for O3 and PM10 was 
obtained from the MDAQMD Hesperia-Olive Street monitoring station, located approximately 
9.03 miles northeast of the project site in Hesperia. Data for NO2 and PM2.5 was obtained from 
the MDAQMD Victorville-Park Avenue, located approximately 12.62 miles northeast of the 
project site in Victorville. It should be noted that the Victorville-Park monitoring station was 
utilized in lieu of the Hesperia-Olive Street monitoring station only where data was not available 
from the nearest monitoring site. Data for CO was unavailable for both monitoring stations 
closest to the project site. 

The most recent three (3) years of data available is shown on Table 2-3 and identifies the number 
of days ambient air quality standards were exceeded for the study area, which is considered to 
be representative of the local air quality at the Project site. Data for O3, CO, NO2, PM10, and PM2.5 
was obtained using the CARB iADAM: Air Quality and Data Statistics and the Air Quality and 
Meteorological Information System (AQMIS) (7) (8). Data for SO2 has been omitted as attainment 
is regularly met and few monitoring stations measure SO2 concentrations. It should be noted that 
the table below is provided for informational purposes. 
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TABLE 2-3: PROJECT AREA AIR QUALITY MONITORING SUMMARY 2019-2021 

Pollutant Standard 
Year 

2019 2020 2021 
O3 

Maximum Federal 1-Hour Concentration (ppm)   0.108 0.118 0.114 
Maximum Federal 8-Hour Concentration (ppm)  0.088 0.094 0.101 
Number of Days Exceeding Federal 1-Hour Standard > 0.09 ppm 0 0 0 
Number of Days Exceeding State 1-Hour Standard  9 9 9 
Number of Days Exceeding Federal 8-Hour Standard > 0.070 ppm 47 46 55 
Number of Days Exceeding State 8-Hour Standard > 0.075 ppm 52 48 60 

CO 
Maximum Federal 1-Hour Concentration   > 35 ppm -- -- -- 

NO2 
Maximum Federal 1-Hour Concentration  > 0.100 ppm 0.056 0.059 0.057 
Maximum State 1-Hour Concentration  > 0.180 ppm 0.056 0.059 0.056 
Annual Federal Standard Design Value   11 13 13 
Annual State Standard Design Value   12 12 12 
Number of Days Exceeding Federal 1-Hour Standard > 0.100 ppm 0 0 0 
Number of Days Exceeding State 1-Hour Standard > 0.18 ppm 0 0 0 

PM10 

Maximum Federal 24-Hour Concentration (µg/m3) > 150 µg/m3 157.7 224.1 426.5 
Annual Federal Arithmetic Mean (µg/m3)  24.5 28.2 28.7 
Number of Days Exceeding Federal 24-Hour Standard > 150 µg/m3 1 1 1 

PM2.5 
Maximum Federal 24-Hour Concentration (µg/m3) > 35 µg/m3 17.8 48.4 87.1 
Maximum State 24-Hour Concentration (µg/m3)  20.0 48.7 87.1 
Annual Federal Arithmetic Mean (µg/m3) >12 µg/m3 7.0 9.7 10.2 
Annual State Arithmetic Mean (µg/m3)  >12 µg/m3 7.0 10.4 10.3 
Number of Samples Exceeding Federal 24-Hour Standard > 35 µg/m3 0 4 1 

Source: California Air Resource Board iADAM: Air Quality Data Statistics and AQMIS 
ppm = Parts Per Million 
µg/m3 – microgram per cubic meter  
-- = data not available  

Criteria pollutants are pollutants that are regulated through the development of human health 
based and/or environmentally based criteria for setting permissible levels.  Criteria pollutants, 
their typical sources, and health effects are identified below (9): 

• Carbon Monoxide (CO):  Is a colorless, odorless gas produced by the incomplete combustion of 
carbon-containing fuels, such as gasoline or wood. CO concentrations tend to be the highest 
during the winter morning, when little to no wind and surface-based inversions trap the pollutant 
at ground levels. Because CO is emitted directly from internal combustion engines, unlike ozone, 
motor vehicles operating at slow speeds are the primary source of CO in the Basin. The highest 
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ambient CO concentrations are generally found near congested transportation corridors and 
intersections. 

• Sulfur Dioxide (SO2):  Is a colorless, extremely irritating gas or liquid. It enters the atmosphere as 
a pollutant mainly as a result of burning high sulfur-content fuel oils and coal and from chemical 
processes occurring at chemical plants and refineries. When SO2 oxidizes in the atmosphere, it 
forms sulfates (SO4). Collectively, these pollutants are referred to as sulfur oxides (SOX). 

• Nitrogen Oxides (Oxides of Nitrogen, or NOx):  Nitrogen oxides (NOx) consist of nitric oxide (NO), 
nitrogen dioxide (NO2) and nitrous oxide (N2O) and are formed when nitrogen (N2) combines with 
oxygen (O2).  Their lifespan in the atmosphere ranges from one to seven days for nitric oxide and 
nitrogen dioxide, to 170 years for nitrous oxide.  Nitrogen oxides are typically created during 
combustion processes, and are major contributors to smog formation and acid deposition.  NO2 
is a criteria air pollutant, and may result in numerous adverse health effects; it absorbs blue light, 
resulting in a brownish-red cast to the atmosphere and reduced visibility. Of the seven types of 
nitrogen oxide compounds, NO2 is the most abundant in the atmosphere. As ambient 
concentrations of NO2 are related to traffic density, commuters in heavy traffic may be exposed 
to higher concentrations of NO2 than those indicated by regional monitors. 

• Ozone (O3):  Is a highly reactive and unstable gas that is formed when volatile organic compounds 
(VOCs) and nitrogen oxides (NOX), both byproducts of internal combustion engine exhaust, 
undergo slow photochemical reactions in the presence of sunlight. Ozone concentrations are 
generally highest during the summer months when direct sunlight, light wind, and warm 
temperature conditions are favorable to the formation of this pollutant. 

• PM10 (Particulate Matter less than 10 microns):  A major air pollutant consisting of tiny solid or 
liquid particles of soot, dust, smoke, fumes, and aerosols.  The size of the particles (10 microns or 
smaller, about 0.0004 inches or less) allows them to easily enter the lungs where they may be 
deposited, resulting in adverse health effects.  PM10 also causes visibility reduction and is a criteria 
air pollutant. 

• PM2.5 (Particulate Matter less than 2.5 microns):  A similar air pollutant consisting of tiny solid or 
liquid particles which are 2.5 microns or smaller (which is often referred to as fine particles).  
These particles are formed in the atmosphere from primary gaseous emissions that include 
sulfates formed from SO2 release from power plants and industrial facilities and nitrates that are 
formed from NOX release from power plants, automobiles and other types of combustion sources.  
The chemical composition of fine particles highly depends on location, time of year, and weather 
conditions.  PM2.5 is a criteria air pollutant. 

• Volatile Organic Compounds (VOC):  Volatile organic compounds are hydrocarbon compounds 
(any compound containing various combinations of hydrogen and carbon atoms) that exist in the 
ambient air.  VOCs contribute to the formation of smog through atmospheric photochemical 
reactions and/or may be toxic.  Compounds of carbon (also known as organic compounds) have 
different levels of reactivity; that is, they do not react at the same speed or do not form ozone to 
the same extent when exposed to photochemical processes.  VOCs often have an odor, and some 
examples include gasoline, alcohol, and the solvents used in paints.  Exceptions to the VOC 
designation include:  carbon monoxide, carbon dioxide, carbonic acid, metallic carbides or 
carbonates, and ammonium carbonate.  VOCs are a criteria pollutant since they are a precursor 
to O3, which is a criteria pollutant. The MDAQMD uses the terms VOC and ROG (see below) 
interchangeably.  



Silverwood Gas Market Air Quality Impact Analysis 

13974-02 AQ Report.docx  
18 

• Reactive Organic Gases (ROG):  Similar to VOC, Reactive Organic Gases (ROG) are also precursors 
in forming ozone and consist of compounds containing methane, ethane, propane, butane, and 
longer chain hydrocarbons, which are typically the result of some type of 
combustion/decomposition process.  Smog is formed when ROG and nitrogen oxides react in the 
presence of sunlight. ROGs are a criteria pollutant since they are a precursor to O3, which is a 
criteria pollutant. The MDAQMD uses the terms ROG and VOC (see previous) interchangeably.  

• Lead (Pb):  Lead is a heavy metal that is highly persistent in the environment.  In the past, the 
primary source of lead in the air was emissions from vehicles burning leaded gasoline.  As a result 
of the removal of lead from gasoline, there have been no violations at any of the MDAQMD’s 
regular air monitoring stations since 1982.  Currently, emissions of lead are largely limited to 
stationary sources such as lead smelters.  It should be noted that the Project is not anticipated to 
generate a quantifiable amount of lead emissions.  Lead is a criteria air pollutant. 

2.6 REGULATORY BACKGROUND 

2.6.1 FEDERAL REGULATIONS 

The U.S. EPA is responsible for setting and enforcing the NAAQS for O3, CO, NOx, SO2, PM10, and 
lead (10).  The U.S. EPA has jurisdiction over emissions sources that are under the authority of 
the federal government including aircraft, locomotives, and emissions sources outside state 
waters (Outer Continental Shelf).  The U.S. EPA also establishes emission standards for vehicles 
sold in states other than California. Automobiles sold in California must meet the stricter emission 
requirements of the CARB. 

The Federal Clean Air Act (CAA) was first enacted in 1955 and has been amended numerous times 
in subsequent years (1963, 1965, 1967, 1970, 1977, and 1990).  The CAA establishes the federal 
air quality standards, the NAAQS, and specifies future dates for achieving compliance (11).  The 
CAA also mandates that states submit and implement State Implementation Plans (SIPs) for local 
areas not meeting these standards.  These plans must include pollution control measures that 
demonstrate how the standards will be met. 

The 1990 amendments to the CAA that identify specific emission reduction goals for areas not 
meeting the NAAQS require a demonstration of reasonable further progress toward attainment 
and incorporate additional sanctions for failure to attain or to meet interim milestones.  The 
sections of the CAA most directly applicable to the development of the Project site include Title 
I (Non-Attainment Provisions) and Title II (Mobile Source Provisions). Title I provisions were 
established with the goal of attaining the NAAQS for the following criteria pollutants O3, NO2, 
SO2, PM10, CO, PM2.5, and Pb.  The NAAQS were amended in July 1997 to include an additional 
standard for O3 and to adopt a NAAQS for PM2.5.  Table 3-1 (previously presented) provides the 
NAAQS within the basin. 

Mobile source emissions are regulated in accordance with Title II provisions.  These provisions 
require the use of cleaner burning gasoline and other cleaner burning fuels such as methanol and 
natural gas.  Automobile manufacturers are also required to reduce tailpipe emissions of 
hydrocarbons and nitrogen oxides (NOx).  NOx is a collective term that includes all forms of 
nitrogen oxides (NO, NO2, NO3) which are emitted as byproducts of the combustion process. 
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2.6.2 CALIFORNIA REGULATIONS 

The CARB, which became part of the California EPA in 1991, is responsible for ensuring 
implementation of the California Clean Air Act (AB 2595), responding to the federal CAA, and for 
regulating emissions from consumer products and motor vehicles.  The California CAA mandates 
achievement of the maximum degree of emissions reductions possible from vehicular and other 
mobile sources in order to attain the state ambient air quality standards by the earliest practical 
date.  The CARB established the CAAQS for all pollutants for which the federal government has 
NAAQS and, in addition, establishes standards for sulfates, visibility, hydrogen sulfide, and vinyl 
chloride.  However, at this time, hydrogen sulfide and vinyl chloride are not measured at any 
monitoring stations in the MDAB because they are not considered to be a regional air quality 
problem.  Generally, the CAAQS are more stringent than the NAAQS (12) (10). 

Local air quality management districts, such as the MDAQMD, regulate air emissions from 
stationary sources such as commercial and industrial facilities.  All air pollution control districts 
have been formally designated as attainment or non-attainment for each CAAQS. 

Serious non-attainment areas are required to prepare air quality management plans that include 
specified emission reduction strategies in an effort to meet clean air goals.  These plans are 
required to include: 

• Application of Best Available Retrofit Control Technology to existing sources; 

• Developing control programs for area sources (e.g., architectural coatings and solvents) and 
indirect sources (e.g. motor vehicle use generated by residential and commercial development); 

• A District permitting system designed to allow no net increase in emissions from any new or 
modified permitted sources of emissions; 

• Implementing reasonably available transportation control measures and assuring a substantial 
reduction in growth rate of vehicle trips and miles traveled; 

• Significant use of low emissions vehicles by fleet operators; 

• Sufficient control strategies to achieve a five percent or more annual reduction in emissions or 15 
percent or more in a period of three years for ROGs, NOx, CO and PM10.  However, air basins may 
use alternative emission reduction strategy that achieves a reduction of less than five percent per 
year under certain circumstances. 

TITLE 24 ENERGY EFFICIENCY STANDARDS AND CALIFORNIA GREEN BUILDING STANDARDS 

California Code of Regulations (CCR) Title 24 Part 6: The California Energy Code was first 
adopted in 1978 in response to a legislative mandate to reduce California’s energy consumption.  

The standards are updated periodically to allow consideration and possible incorporation of 
new energy efficient technologies and methods. CCR, Title 24, Part 11: California Green 
Building Standards Code (CALGreen) is a comprehensive and uniform regulatory code for all 
residential, commercial, and school buildings that went in effect on August 1, 2009, and is 
administered by the California Building Standards Commission.  

CALGreen is updated on a regular basis, with the most recent approved update consisting of the 
2022 California Green Building Code Standards that will be effective on January 1, 2023. The CEC 
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anticipates that the 2022 energy code will provide $1.5 billion in consumer benefits and reduce 
GHG emissions by 10 million metric tons (13). The Project would be required to comply with the 
applicable standards in place at the time building permit document submittals are made. These 
require, among other items (14): 

NONRESIDENTIAL MANDATORY MEASURES 

• Short-term bicycle parking. If the new project or an additional alteration is anticipated to 
generate visitor traffic, provide permanently anchored bicycle racks within 200 feet of the 
visitors’ entrance, readily visible to passers-by, for 5% of new visitor motorized vehicle 
parking spaces being added, with a minimum of one two-bike capacity rack 
(5.106.4.1.1). 

• Long-term bicycle parking. For new buildings with tenant spaces that have 10 or more 
tenant-occupants, provide secure bicycle parking for 5% of the tenant-occupant vehicular 
parking spaces with a minimum of one bicycle parking facility (5.106.4.1.2). 

• Designated parking for clean air vehicles. In new projects or additions to alterations that 
add 10 or more vehicular parking spaces, provide designated parking for any combination of 
low-emitting, fuel-efficient and carpool/van pool vehicles as shown in Table 5.106.5.2 (5.106.5.2). 

• EV charging stations. New construction shall facilitate the future installation of EV supply 
equipment. The compliance requires empty raceways for future conduit and documentation that 
the electrical system has adequate capacity for the future load. The number of spaces to be 
provided for is contained in Table 5.106. 5.3.3 (5.106.5.3). Additionally, Table 5.106.5.4.1 
specifies requirements for the installation of raceway conduit and panel power requirements for 
medium- and heavy-duty electric vehicle supply equipment for warehouses, grocery stores, and 
retail stores. 

• Outdoor light pollution reduction. Outdoor lighting systems shall be designed to meet the 
backlight, uplight and glare ratings per Table 5.106.8 (5.106.8). 

• Construction waste management. Recycle and/or salvage for reuse a minimum of 65% of 
the nonhazardous construction and demolition waste in accordance with Section 
5.408.1.1. 5.405.1.2, or 5.408.1.3; or meet a local construction and demolition waste 
management ordinance, whichever is more stringent (5.408.1). 

• Excavated soil and land clearing debris. 100% of trees, stumps, rocks and associated 
vegetation and soils resulting primarily from land clearing shall be reuse or recycled. For a 
phased project, such material may be stockpiled on site until the storage site is developed 
(5.408.3). 

• Recycling by Occupants. Provide readily accessible areas that serve the entire building and are 
identified for the depositing, storage, and collection of non-hazardous materials for 
recycling, including (at a minimum) paper, corrugated cardboard, glass, plastics, organic 
waste, and metals or meet a lawfully enacted local recycling ordinance, if more restrictive 
(5.410.1). 

• Water conserving plumbing fixtures and fittings. Plumbing fixtures (water closets and 
urinals) and fittings (faucets and showerheads) shall comply with the following: 
o Water Closets. The effective flush volume of all water closets shall not exceed 

1.28 gallons per flush (5.303.3.1) 
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o Urinals. The effective flush volume of wall-mounted urinals shall not exceed 
0.125 gallons per flush (5.303.3.2.1). The effective flush volume of floor- mounted or 
other urinals shall not exceed 0.5 gallons per flush (5.303.3.2.2). 

o Showerheads. Single showerheads shall have a minimum flow rate of not more than 1.8 
gallons per minute and 80 psi (5.303.3.3.1). When a shower is served by more than one 
showerhead, the combine flow rate of all showerheads and/or other shower outlets 
controlled by a single valve shall not exceed 1.8 gallons per minute at 80 psi (5.303.3.3.2). 

o Faucets and fountains. Nonresidential lavatory faucets shall have a maximum flow 
rate of not more than 0.5 gallons per minute at 60 psi (5.303.3.4.1). Kitchen faucets shall 
have a maximum flow rate of not more than 1.8 gallons per minute of 60 psi 
(5.303.3.4.2). Wash fountains shall have a maximum flow rate of not more than 1.8 
gallons per minute (5.303.3.4.3). Metering faucets shall not deliver more than 0.20 
gallons per cycle (5.303.3.4.4). Metering faucets for wash fountains shall have a 
maximum flow rate not more than 0.20 gallons per cycle (5.303.3.4.5). 

• Outdoor potable water uses in landscaped areas. Nonresidential developments shall comply 
with a local water efficient landscape ordinance or the current California Department of 
Water Resources’ Model Water Efficient Landscape Ordinance (MWELO), whichever is more 
stringent (5.304.1). 

• Water meters. Separate submeters or metering devices shall be installed for new 
buildings or additions in excess of 50,000 sf or for excess consumption where any tenant 
within a new building or within an addition that is project to consume more than 1,000 
gallons per day (GPD) (5.303.1.1 and 5.303.1.2). 

• Outdoor water uses in rehabilitated landscape projects equal or greater than 2,500 sf. 
Rehabilitated landscape projects with an aggregate landscape area equal to or greater than 
2,500 sf requiring a building or landscape permit (5.304.3). 

• Commissioning. For new buildings 10,000 sf and over, building commissioning shall be included 
in the design and construction processes of the building project to verify that the building systems 
and components meet the owner’s or owner representative’s project requirements (5.410.2). 

2.6.3 AIR QUALITY MANAGEMENT PLANNING 

Currently, the NAAQS and CAAQS are exceeded in most parts of the MDAB. In regards to the 
NAAQS, the Project region within the MDAB is in nonattainment for ozone (8-hour) and PM10. 
For the CAAQS, the Project region within the MDAB is in nonattainment for ozone (1-hour and 8-
hour), PM10, and PM2.5. In response, the MDAQMD has adopted a series of Air Quality 
Management Plans (AQMPs) to meet the state and federal ambient air quality standards (15). 
AQMPs are updated regularly in order to more effectively reduce emissions, accommodate 
growth, and to minimize any negative fiscal impacts of air pollution control on the economy. A 
detailed discussion on the AQMP and Project consistency with the AQMP is provided in Section 
3.7. 
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3 PROJECT AIR QUALITY IMPACT 

3.1 INTRODUCTION 

The Project has been evaluated to determine if it will violate an air quality standard or contribute 
to an existing or projected air quality violation.  Additionally, the Project has been evaluated to 
determine if it will result in a cumulatively considerable net increase of a criteria pollutant for 
which the MDAB is non-attainment under an applicable federal or state ambient air quality 
standard.  The significance of these potential impacts is described in the following section.  

3.2 STANDARDS OF SIGNIFICANCE  

The criteria used to determine the significance of potential Project-related air quality impacts are 
taken from the Initial Study Checklist in Appendix G of the State CEQA Guidelines (14 California 
Code of Regulations §§15000, et seq.). Based on these thresholds, a project would result in a 
significant impact related to air quality if it would  (16): 

• Conflict with or obstruct implementation of the applicable air quality plan. 

• Violate any air quality standard or contribute to an existing or projected air quality violation. 

• Result in a cumulatively considerable net increase of any criteria pollutant for which the project 
region is in non-attainment under an applicable federal or state ambient air quality standard 
(including releasing emissions, which exceed quantitative thresholds for ozone precursors).  

• Expose sensitive receptors to substantial pollutant concentrations.  

• Create objectionable odors affecting a substantial number of people.  

The MDAQMD has developed regional significance thresholds for regulated pollutants, shown 
below in Table 3-1. The MDAQMD’s CEQA and Federal Conformity Guidelines indicate that any 
projects in the MDAB with daily regional emissions that exceed any of the indicated thresholds 
should be considered as having an individually and cumulatively significant air quality impact (17).  

TABLE 3-1: MAXIMUM REGIONAL DAILY EMISSIONS THRESHOLDS 

Pollutant Daily Threshold (pounds) 

CO 548 lbs/day 
NOX 137 lbs/day 
VOC 137 lbs/day 
SOX 137 lbs/day 
PM10 82 lbs/day 
PM2.5 65 lbs/day 
Note: lbs/day – pounds per day  

3.3 CALIFORNIA EMISSIONS ESTIMATOR MODEL™ EMPLOYED TO ESTIMATE AQ EMISSIONS 

Land uses such as the Project affect air quality through construction-source and operational-
source emissions.  
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In May 2022 California Air Pollution Control Officers Association (CAPCOA) in conjunction with 
other California air districts, including SCAQMD, released the latest version of CalEEMod version 
2022.1. The purpose of this model is to calculate construction-source and operational-source 
criteria pollutant (VOCs, NOX, SOX, CO, PM10, and PM2.5) and GHG emissions from direct and 
indirect sources; and quantify applicable air quality and GHG reductions achieved from mitigation 
(18). Accordingly, the latest version of CalEEMod has been used for this Project to determine 
construction and operational air quality emissions. Output from the model runs for both 
construction and operational activity are provided in Appendices 3.1. 

3.4 CONSTRUCTION EMISSIONS 

Construction activities associated with the Project will result in emissions of CO, VOCs, NOX, SOX, 
PM10, and PM2.5.  Construction related emissions are expected from the following construction 
activities: 

• Demolition 

• Site Preparation 

• Grading 

• Building Construction 

• Paving 

• Architectural Coating 

DEMOLITION ACTIVITIES  

The site is currently developed with an existing building which totals to approximately 2,996 sf 
that will be demolished. Demolished material associated with demolition will be hauled off-site. 

GRADING ACTIVITIES 

Dust is typically a major concern during rough grading activities. Because such emissions are not 
amenable to collection and discharge through a controlled source, they are called “fugitive 
emissions”. Fugitive dust emissions rates vary as a function of many parameters (soil silt, soil 
moisture, wind speed, area disturbed, number of vehicles, depth of disturbance or excavation, 
etc.). The CalEEMod model was utilized to calculate fugitive dust emissions resulting from this 
phase of activity. Per client provided data, this analysis assumes that earthwork activities are 
expected to balance on site and no import or export of soils would be required. 

CONSTRUCTION WORKER VEHICLE TRIPS 

Construction emissions for construction worker vehicles traveling to and from the Project site, as 
well as vendor trips (construction materials delivered to the Project site) were estimated based 
on information from CalEEMod defaults. 

3.4.1 CONSTRUCTION DURATION 

Construction is expected to commence in January 2024 and will last through July 2025. 
Construction duration by phase is shown on Table 3-2. The construction schedule utilized in the 
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analysis represents a “worst-case” analysis scenario should construction occur any time after the 
respective dates since emission factors for construction decrease as time passes and the analysis 
year increases due to emission regulations becoming more stringent.1 The duration of 
construction activity and associated equipment represents a reasonable approximation of the 
expected construction fleet as required per CEQA guidelines.  

TABLE 3-2: CONSTRUCTION DURATION 

Construction Activity Start Date End Date Days 

Demolition 1/2/2024 4/1/2024 65 

Site Preparation 4/2/2024 

 

4/15/2024 10 

Grading 5/15/2024 6/5/2024 16 

Building Construction 6/6/2024 6/6/2025 262 

Paving 6/10/2025 6/24/2025 31 

Architectural Coating 6/25/2025 7/18/2025 18 
Source: CalEEMod, Appendix 3.1. 

3.4.2 CONSTRUCTION EQUIPMENT 

Site specific construction fleet may vary due to specific project needs at the time of construction. 
The associated construction equipment was generally based on CalEEMod defaults. The duration 
of construction activity was based on CalEEMod model defaults adjusted to account for a 2025 
opening year. The associated construction equipment was generally based on CalEEMod defaults 
with modifications to assign 8-hour working days and account for ground disturbance during site 
preparation and grading. A detailed summary of construction equipment assumptions by phase 
is provided at Table 3-2. Please refer to specific detailed modeling inputs/outputs contained in 
Appendix 3.1 of this analysis. 

TABLE 3-3: CONSTRUCTION EQUIPMENT ASSUMPTIONS 

Construction Activity Equipment1 Amount Hours Per Day 

Demolition 

Concrete/Industrial Saws 1 8 

Excavators 3 8 

Rubber Tired Dozers 2 8 

Site Preparation 
Crawler Tractors 4 8 

Rubber Tired Dozers 3 8 

 
1 As shown in the California Emissions Estimator Model (CalEEMod) User’s Guide Version, Section 4.3“OFFROAD Equipment” as the analysis 

year increases, emission factors for the same equipment pieces decrease due to the natural turnover of older equipment being replaced by 
newer less polluting equipment and new regulatory requirements. 
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Construction Activity Equipment1 Amount Hours Per Day 

Grading 

Crawler Tractors 3 8 

Graders 1 8 

Excavators 1 8 

Rubber Tired Dozers 1 8 

Building Construction 

Cranes 1 8 

Generator Sets 1 8 

Forklifts 3 8 

Tractors/Loaders/Backhoes 3 8 

Welders 1 8 

Paving 

Cement and Mortar Mixers 2 8 

Pavers 1 8 

Paving Equipment 2 8 

Rollers 2 8 

Tractors/Loaders/Backhoes 1 8 

Architectural Coating Air Compressors 1 8 
Source: CalEEMod, Appendix 3.1 
1 In order to account for fugitive dust emissions, Crawler Tractors were used in lieu of Tractors/Loaders/Backhoes during the site 

 preparation and grading phases.  

3.4.3 CONSTRUCTION EMISSIONS SUMMARY 

The estimated maximum daily construction emissions without mitigation are summarized on 
Table 3-4. Detailed construction model outputs are presented in Appendix 3.1. Under the 
assumed scenarios, emissions resulting from the Project construction would not exceed 
thresholds established by the MDAQMD for emissions of any criteria pollutant. As such, the 
Project will have a less than significant impact during on-going construction activity and no 
mitigation is required. 

TABLE 3-4: EMISSIONS SUMMARY OF CONSTRUCTION (WITHOUT MITIGATION) 

Year 
Emissions (lbs/day) 

VOC NOX CO SOX PM10 PM2.5 

Summer  

2024 3.75 36.00 34.50 0.05 7.49 4.21 

2025 5.52 11.40 14.60 0.03 0.60 0.45 
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Year 
Emissions (lbs/day) 

VOC NOX CO SOX PM10 PM2.5 

Winter 

2024 2.69 25.00 22.70 0.03 1.32 1.03 

2025 1.24 11.40 14.50 0.03 0.55 0.45 

Maximum Daily Emissions 5.52 36.00 34.50 0.05 7.49 4.21 

MDAQMD Regional Threshold 137 137 548 137 82 65 

Threshold Exceeded? NO NO NO NO NO NO 
Source: CalEEMod Appendix 3.1.  

3.5 OPERATIONAL EMISSIONS 

Operational activities associated with the proposed Project will result in emissions of VOC, NOX, 
CO, SOX, PM10, and PM2.5.  Operational emissions would be expected from the following primary 
sources: 

• Area Source Emissions 

• Energy Source Emissions 

• Mobile Source Emissions 

• Gasoline Dispensing Emissions 

3.5.1 AREA SOURCE EMISSIONS 

ARCHITECTURAL COATINGS 

Over a period of time the buildings that are part of this Project would require maintenance and 
would therefore produce emissions resulting from the evaporation of solvents contained in 
paints, varnishes, primers, and other surface coatings. The emissions associated with 
architectural coatings were calculated using CalEEMod.   

CONSUMER PRODUCTS 

Consumer products include, but are not limited to detergents, cleaning compounds, polishes, 
personal care products, and lawn and garden products.  Many of these products contain organic 
compounds which when released in the atmosphere can react to form ozone and other 
photochemically reactive pollutants. The emissions associated with use of consumer products 
were calculated based on defaults provided within CalEEMod. 

LANDSCAPE MAINTENANCE EQUIPMENT 

Landscape maintenance equipment would generate emissions from fuel combustion and 
evaporation of unburned fuel. Equipment in this category would include lawnmowers, 
shedders/grinders, blowers, trimmers, chain saws, and hedge trimmers used to maintain the 
landscaping of the Project.  The emissions associated with landscape maintenance equipment 
were calculated based on assumptions provided in CalEEMod.   
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FUEL OFF GAS EMISSIONS 

Volatile organic compounds are hydrocarbon compounds (any compound containing various 
combinations of hydrogen and carbon atoms) that exist in the ambient air.  VOCs contribute to 
the formation of smog through atmospheric photochemical reactions and/or may be toxic.  
Compounds of carbon (also known as organic compounds) have different levels of reactivity; that 
is, they do not react at the same speed or do not form ozone to the same extent when exposed 
to photochemical processes. VOCs often have an odor, and some examples include gasoline, 
alcohol, and the solvents used in paints. 

Operational VOC emissions have been analyzed using CalEEMod analysis software and 
methodology and are based on the default assumptions for a convenience store with fueling 
positions. The operational VOC emissions estimates associated with this use are shown on Table 
3-5.  However, CalEEMod does not specifically calculate storage, transfer, and dispensing fuel.  

The MDAQMD currently does not have a procedure for estimating VOC emissions from storage, 
transfer and dispensing of fuel, associated with a fueling station. Estimates for gasoline VOC 
emissions therefore relies on SCAQMD methodology. The storage, transfer and dispensing of 
gasoline is not expected to generate significant VOC emissions. The enhanced vapor recovery 
systems required by SCAQMD Rule 461 would substantially reduce VOC emissions and mitigate 
any potential for the project to exceed the daily emissions thresholds set by MDAQMD. 

In 2022, CARB released the Gasoline Service Station Industrywide Risk Assessment Technical 
Guidance report which provides emission factors for loading, breathing, fueling, spillage and hose 
permeation for gasoline dispensing (19). The USEPA has developed a workbook to estimate 
emissions from the maximum potential throughput, which was used for diesel dispensing 
emissions. Per client provided data, the Project will potentially have a gasoline and bio diesel fuel 
throughput of 1,200,000 and 36,000 gallons of fuel/year or 3,288 and 99 gallons/day, 
respectively. Based on this throughput estimate, the Project is anticipated to emit an additional 
1.46 lbs/day and 0.01 of lbs/day of VOC emissions for gasoline and diesel dispensing respectively. 
Thus, the total daily VOC emissions from operational emissions estimated by CalEEMod as well 
as VOCs from gasoline and diesel dispensing would be 17.50 lbs/day (16.03 lbs/day + 1.46 + 0.01 
lbs/day), and the result would still be below the 137 lbs/day limit set by MDAQMD. Gasoline and 
diesel dispensing emission calculations are provided in Appendix 3.2 

Therefore, the impact of any additional VOCs from the storage, transfer and dispensing of 
gasoline is considered less than significant and no additional impacts would occur beyond those 
identified in this AQIA.  

3.5.2 ENERGY SOURCE EMISSIONS 

COMBUSTION EMISSIONS ASSOCIATED WITH NATURAL GAS AND ELECTRICITY 

Electricity and natural gas are used by almost every project. Criteria pollutant emissions are 
emitted through the generation of electricity and consumption of natural gas. However, because 
electrical generating facilities for the Project area are located either outside the region (state) or 
offset through the use of pollution credits (RECLAIM) for generation within the MDAB, criteria 
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pollutant emissions from offsite generation of electricity is generally excluded from the 
evaluation of significance and only natural gas use is considered.  The emissions associated with 
natural gas use were calculated using the CalEEMod model.   

3.5.3 MOBILE SOURCE EMISSIONS 

Project-related operational air quality impacts derive primarily from the 3,325 vehicle trips 
generated by the Project. Trip characteristics available from the report, Silverwood Gas Market 
Traffic Impact Analysis (David Evans and Associates, Inc.) 2022 were utilized in this analysis (20).  

FUGITIVE DUST RELATED TO VEHICULAR TRAVEL 

Vehicles traveling on paved roads would be a source of fugitive emissions due to the generation 
of road dust inclusive of tire wear particulates.  The emissions estimates for travel on paved roads 
were calculated using the CalEEMod model.  

3.5.4 OPERATIONAL EMISSIONS SUMMARY 

Operational-source emissions are summarized on Table 3-5. Detailed operational model outputs 
are presented in Appendix 3.1. Project operational-source emissions would not exceed the 
applicable MDAQMD thresholds for any criteria pollutant. Thus, a less than significant impact 
would occur for Project operational-source emissions and no mitigation is required. 

TABLE 3-5: SUMMARY OF PEAK OPERATIONAL EMISSIONS 

Source 
Emissions (lbs/day) 

VOC NOX CO SOX PM10 PM2.5 

Summer  

Mobile Source 15.60 9.73 85.30 0.17 5.45 1.07 

Area Source 0.41 < 0.005 0.57 < 0.005 < 0.005 < 0.005 

Energy Source 0.02 0.30 0.25 < 0.005 0.02 0.02 

Fueling Station 1.47 0.00 0.00 0.00 0.00 0.00 

Total Maximum Daily Emissions  17.50 10.03 86.12 0.17 5.47 1.09 

MDAQMD Regional Threshold 137 137 548 137 82 65 

Threshold Exceeded?  NO NO NO NO NO NO 

Winter 

Mobile Source 13.40 10.50 70.00 0.15 5.45 1.07 

Area Source 0.32 0.00 0.00 0.00 0.00 0.00 

Energy Source 0.02 0.30 0.25 < 0.005 0.02 0.02 

Fueling Station 1.47 0.00 0.00 0.00 0.00 0.00 

Total Maximum Daily Emissions  15.21 10.80 70.25 0.15 5.47 1.09 

MDAQMD Regional Threshold 137 137 548 137 82 65 

Threshold Exceeded?  NO NO NO NO NO NO 
Source: CalEEMod, Appendix 3.1 
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3.6 CO “HOT SPOT” ANALYSIS 

As discussed below, the Project would not result in potentially adverse CO concentrations or “hot 
spots.” Further, detailed modeling of Project-specific carbon monoxide (CO) “hot spots” is not 
needed to reach this conclusion.  

An adverse CO concentration, known as a “hot spot”, would occur if an exceedance of the state 
one-hour standard of 20 ppm or the eight-hour standard of 9 ppm were to occur. At the time of 
the 1993 Handbook, the air basin was designated nonattainment under the California AAQS and 
National AAQS for CO (21). 

It has long been recognized that CO hotspots are caused by vehicular emissions, primarily when 
idling at congested intersections. In response, vehicle emissions standards have become 
increasingly stringent in the last twenty years. Currently, the allowable CO emissions standard in 
California is a maximum of 3.4 grams/mile for passenger cars (there are requirements for certain 
vehicles that are more stringent). With the turnover of older vehicles, introduction of cleaner 
fuels, and implementation of increasingly sophisticated and efficient emissions control 
technologies, CO concentration in the air basin is now designated as attainment, as previously 
noted in Table 2-2. Also, CO concentrations in the Project vicinity have steadily declined, as 
indicated by historical emissions data presented previously at Table 2-3. 

To establish a more accurate record of baseline CO concentrations affecting the basin, a CO “hot 
spot” analysis was conducted in 2003 for four busy intersections in Los Angeles at the peak 
morning and afternoon time periods. This “hot spot” analysis did not predict any violation of CO 
standards, as shown on Table 3-6.  

TABLE 3-6: CO MODEL RESULTS 

Intersection Location 
Carbon Monoxide Concentrations (parts per million) 

Morning 1-hour Afternoon 1-hour 8-hour 

Wilshire-Veteran 4.6 3.5 3.7 
Sunset-Highland 4 4.5 3.5 
La Cienega-Century 3.7 3.1 5.2 
Long Beach-Imperial 3 3.1 8.4 
Source: 2003 AQMP, Appendix V: Modeling and Attainment Demonstrations  
Notes: Federal 1-hour standard is 35 ppm and the deferral 8-hour standard is 9.0 ppm. 

It should be noted that MDAQMD has not established its own guidelines for CO hotspots analysis. 
Since the MDAQMD guidelines are based on SCAQMD methodology, it is appropriate to apply 
the SCAQMD criteria when analyzing CO hotspots within the MDAQMD. As identified within 
SCAQMD's 2003 AQMP and the 1992 Federal Attainment Plan for Carbon Monoxide (1992 CO 
Plan), peak carbon monoxide concentrations in the basin were a result of unusual meteorological 
and topographical conditions and not a result of traffic volumes and congestion at a particular 
intersection. As evidence of this, for example, 8.4 ppm CO concentration measured at the Long 
Beach Blvd. and Imperial Hwy. intersection (highest CO generating intersection within the “hot 
spot” analysis), only 0.7 ppm was attributable to the traffic volumes and congestion at this 
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intersection; the remaining 7.7 ppm were due to the ambient air measurements at the time the 
2003 AQMP was prepared (21). Therefore, even if the traffic volumes for the proposed Project 
were double or even triple of the traffic volumes generated at the Long Beach Blvd. and Imperial 
Hwy. intersection, coupled with the on-going improvements in ambient air quality, the Project 
would not be capable of resulting in a CO “hot spot” at any study area intersections. 

Similar considerations are also employed by other Air Districts when evaluating potential CO 
concentration impacts. More specifically, the Bay Area Air Quality Management District 
(BAAQMD) concludes that under existing and future vehicle emission rates, a given project would 
have to increase traffic volumes at a single intersection by more than 44,000 vehicles per hour—
or 24,000 vehicles per hour where vertical and/or horizontal air does not mix—in order to 
generate a significant CO impact (22). 

Traffic volumes generating the CO concentrations for the “hot spot” analysis, shown on Table 3-
7. The busiest intersection evaluated was that at Wilshire Blvd. and Veteran Ave., which has a 
daily traffic volume of approximately 100,000 vehicles per day and AM/PM traffic volumes of 
8,062 vehicles per hour and 7,719 vehicles per hour respectively (21). The 2003 AQMP estimated 
that the 1-hour concentration for this intersection was 4.6 ppm; this indicates that, should the 
daily traffic volume increase four times to 400,000 vehicles per day, CO concentrations (4.6 ppm 
x 4= 18.4 ppm) would still not likely exceed the most stringent 1-hour CO standard (20.0 ppm).2  

The proposed Project considered herein would generate 3,325 trips and would not produce the 
volume of traffic required to generate a CO “hot spot” either in the context of the 2003 Los 
Angeles hot spot study or based on representative BAAQMD CO threshold considerations. 
Therefore, CO “hot spots” are not an environmental impact of concern for the proposed Project. 
Localized air quality impacts related to mobile-source emissions would therefore be less than 
significant. 

TABLE 3-7: TRAFFIC VOLUMES 

Intersection Location 
Peak Traffic Volumes (vehicles per hour) 

Eastbound 
(AM/PM) 

Westbound 
(AM/PM) 

Southbound 
(AM/PM) 

Northbound 
(AM/PM) 

Total 
(AM/PM) 

Wilshire-Veteran 4,954/2,069 1,830/3,317 721/1,400 560/933 8,062/7,719 
Sunset-Highland 1,417/1,764 1,342/1,540 2,304/1,832 1,551/2,238 6,614/5,374 
La Cienega-Century 2,540/2,243 1,890/2,728 1,384/2,029 821/1,674 6,634/8,674 
Long Beach-Imperial 1,217/2,020 1,760/1,400 479/944 756/1,150 4,212/5,514 
Source: 2003 AQMP 

3.7 AIR QUALITY MANAGEMENT PLANNING  

The Federal Particulate Matter Attainment Plan and Ozone Attainment Plan for the Mojave 
Desert set forth a comprehensive set of programs that will lead the MDAB into compliance with 

 
2 Based on the ratio of the CO standard (20.0 ppm) and the modeled value (4.6 ppm). 
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federal and state air quality standards. The control measures and related emission reduction 
estimates within the Federal Particulate Matter Attainment Plan and Ozone Attainment Plan are 
based upon emissions projections for a future development scenario derived from land use, 
population, and employment characteristics defined in consultation with local governments. 
Accordingly, conformance with these attainment plans for development projects is determined 
by demonstrating compliance with: 1) local land use plans and/or population projections, 2) all 
MDAQMD Rules and Regulations; and 3) demonstrating that the project will not increase the 
frequency or severity of a violation in the federal or state ambient air quality standards. 

Per the County of San Bernardino General Plan, the Project site has a land use designation of 
“Commercial” (C).” The (C) designation allows for retail, office and service oriented commercial 
business that serve local residents, regional markets and visitors/tourists. Allows uses include 
retail stores, personal services, offices, professional services, lodging, recreation, entertainment, 
heavy commercial, and in rural area agriculture and lower density residential. The proposed 
Project would develop of 4,139-sf convenience market with gasoline pumps, a 903-sf drive-thru 
coffee shop, and a 2,172-sf pet supply store on 3.2 acres, which is consistent with the County of 
San Bernardino General Plan land use designation (23). Additionally, it should be noted that the 
proposed development would not exceed regional thresholds for operational emissions and 
would therefore be considered to have a less than significant impact. As such, development 
proposed by the Project is consistent with the growth projections in the General Plan and is 
therefore considered to be consistent with the AQMP.  

AQMP Consistency Conclusion 

The Project would not result in or cause NAAQS or CAAQS violations. The Project’s proposed land 
use designation for the subject site is consistent with the land use designation discussed in the 
General Plan.  Furthermore, the Project would not exceed the applicable regional thresholds and 
would therefore be considered to have a less than significant impact. The Project is therefore 
considered to be consistent with the AQMP.   

3.8 POTENTIAL IMPACTS TO SENSITIVE RECEPTORS  

The potential impact of Project-generated air pollutant emissions at sensitive receptors has also 
been considered.  Sensitive receptors can include uses such as long-term health care facilities, 
rehabilitation centers, and retirement homes.  Residences, schools, playgrounds, child care 
centers, and athletic facilities can also be considered as sensitive receptors. The nearest sensitive 
receptor is a residential community located approximately 248 feet south of the Project site.  

Emissions resulting from the gasoline service station the potential to result in toxic air 
contaminants (TACs) (e.g., benzene, hexane, methyl tert-butyl ether (MTBE), toluene, xylene) 
and have the potential to contribute to health risk in the project vicinity. It should be noted that 
standard regulatory controls would apply to the project in addition to any permits required that 
demonstrate appropriate operational controls. The MDAQMD currently does not have a 
procedure for determining screening-level health risk estimates for gasoline dispensing 
operations and therefore relies on SCAQMD methodology.  
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For purposes of this evaluation, cancer risk estimates were determined consistent with the 
methodology presented in CARB and CAPCOA Gasoline Service Station Industry Wide Risk 
Assessment Technical Guidance which provides a screening-level risk estimates tool for gasoline 
dispensing operations. Residential and worker risks were estimated using the CARB and CAPCOA 
Look-up Tool Version 1.0 2_18_22 (24). The Project site is located 9.03 miles northeast of Source 
Receptor Area (SRA) 39 (Hesperia-Olive Street) and is approximately 117 meters north of a 
residential site. Based on this screening procedure it is anticipated that no residential sensitive 
receptors in the project vicinity will be exposed to a cancer risk of greater than 0.56 in one million 
and that no worker sensitive receptors will be exposed to a cancer risk of greater than 0.69 in 
one million which is less than the applicable threshold of 10 in one million. It should be noted 
that this screening-level risk estimate is very conservative (i.e. it would overstate rather than 
understate potential impacts). 

The proposed Project would not result in a CO “hotspot” as a result of Project related traffic 
during ongoing operations, nor would the Project result in a significant adverse health impact as 
discussed in Section 3.6. Thus, a less than significant impact to sensitive receptors during 
operational activity is expected. 

3.9 ODORS 

The potential for the Project to generate objectionable odors has also been considered.  Land 
uses generally associated with odor complaints include: 

• Agricultural uses (livestock and farming) 

• Wastewater treatment plants 

• Food processing plants 

• Chemical plants 

• Composting operations 

• Refineries 

• Landfills 

• Dairies 

• Fiberglass molding facilities 

The Project does not contain land uses typically associated with emitting objectionable odors.  
Potential odor sources associated with the proposed Project may result from construction 
equipment exhaust and the application of asphalt and architectural coatings during construction 
activities and the temporary storage of typical solid waste (refuse) associated with the proposed 
Project’s (long-term operational) uses. Standard construction requirements would minimize odor 
impacts from construction. The construction odor emissions would be temporary, short-term, 
and intermittent in nature and would cease upon completion of the respective phase of 
construction and is thus considered less than significant. It is expected that Project-generated 
refuse would be stored in covered containers and removed at regular intervals in compliance 
with the City’s solid waste regulations. The proposed Project would also be required to comply 
with MDAQMD Rule 402 to prevent occurrences of public nuisances. Therefore, odors, and 
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emissions that may lead to odors, associated with the proposed Project construction and 
operations would be less than significant and no mitigation is required. 

3.10 CUMULATIVE IMPACTS 

Related projects could contribute to an existing or projected air quality exceedance because the 
Basin is currently nonattainment for ozone, PM10, and PM2.5.  

The MDAQMD relies on the SCAQMD guidance for determining cumulative impacts. The 
SCAQMD has recognized that there is typically insufficient information to quantitatively evaluate 
the cumulative contributions of multiple projects because each project applicant has no control 
over nearby projects.  

The SCAQMD published a report on how to address cumulative impacts from air pollution: White 
Paper on Potential Control Strategies to Address Cumulative Impacts from Air Pollution (25). In this 
report the AQMD clearly states (Page D-3): 

“…the AQMD uses the same significance thresholds for project specific and cumulative impacts for 
all environmental topics analyzed in an Environmental Assessment or EIR.   The only case where 
the significance thresholds for project specific and cumulative impacts differ is the Hazard Index 
(HI) significance threshold for toxic air contaminant (TAC) emissions. The project specific (project 
increment) significance threshold is HI > 1.0 while the cumulative (facility-wide) is HI > 3.0. It should 
be noted that the HI is only one of three TAC emission significance thresholds considered (when 
applicable) in a CEQA analysis. The other two are the maximum individual cancer risk (MICR) and 
the cancer burden, both of which use the same significance thresholds (MICR of 10 in 1 million and 
cancer burden of 0.5) for project specific and cumulative impacts. 

Projects that exceed the project-specific significance thresholds are considered by the SCAQMD to 
be cumulatively considerable. This is the reason project-specific and cumulative significance 
thresholds are the same.  Conversely, projects that do not exceed the project-specific thresholds 
are generally not considered to be cumulatively significant.” 

Individual projects that do not generate operational or construction emissions that exceed the 
MDAQMD’s recommended daily thresholds for project-specific impacts would also not cause a 
cumulatively considerable increase in emissions for those pollutants for which the Basin is in 
nonattainment, and, therefore, would not be considered to have a significant, adverse air quality 
impact. Conversely, individual project-related construction and operational emissions that 
exceed MDAQMD thresholds for project-specific impacts would be considered cumulatively 
considerable. As previously noted, the Project will not exceed the applicable MDAQMD regional 
threshold for construction and operational-source emissions. As such, the Project will not result 
in a cumulatively significant impact for construction or operational activity.  
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4 CONCLUSION 

CONSTRUCTION-SOURCE EMISSIONS 

REGIONAL IMPACTS 

For regional emissions, the Project will not exceed the numerical thresholds of significance 
established by the Mojave Desert Air Quality Management District (MDAQMD).  Thus, a less than 
significant impact would occur for Project-related construction-source emissions and no 
mitigation measures are required. 

Odors 

Established requirements addressing construction equipment operations, and construction 
material use, storage, and disposal requirements act to minimize odor impacts that may result 
from construction activities. Moreover, construction-source odor emissions would be temporary, 
short-term, and intermittent in nature and would not result in persistent impacts that would 
affect substantial numbers of people. Potential construction-source odor impacts are therefore 
considered less-than-significant. 

OPERATIONAL-SOURCE EMISSIONS 

REGIONAL IMPACTS 

For regional emissions, the Project would not exceed the numerical thresholds of significance 
established by the MDAQMD. Thus, a less than significant impact would occur for Project-related 
operational-source emissions and no mitigation measures are required.  

The proposed Project would not result in a significant CO “hotspot” as a result of Project related 
traffic during ongoing operations, nor would the Project result in a significant adverse health 
impact as discussed in Section 3.6, thus a less than significant impact to sensitive receptors during 
operational activity is expected.   

ODORS 

Substantial odor-generating sources include land uses such as agricultural activities, feedlots, 
wastewater treatment facilities, landfills or various heavy industrial uses. The Project does not 
propose any such uses or activities that would result in potentially significant operational-source 
odor impacts. Potential sources of operational odors generated by the Project would include 
disposal of miscellaneous refuse. Moreover, MDAQMD Rule 402 acts to prevent occurrences of 
odor nuisances (26).  Consistent with County of San Bernardino requirements, all Project-
generated refuse would be stored in covered containers and removed at regular intervals in 
compliance with solid waste regulations. Potential operational-source odor impacts are 
therefore considered less-than-significant. 
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6 CERTIFICATION 

The contents of this air study report represent an accurate depiction of the environmental 
impacts associated with the proposed Silverwood Gas Market Project.  The information 
contained in this health risk assessment is based on the best available data at the time of 
preparation. If you have any questions, please contact me directly at (949) 660-1994. 

 

Haseeb Qureshi 
Principal 
URBAN CROSSROADS, INC. 
 
(949) 660-1994 
hqureshi@urbanxroads.com  

 

EDUCATION 

Master of Science in Environmental Studies 
California State University, Fullerton • May, 2010 

Bachelor of Arts in Environmental Analysis and Design 
University of California, Irvine • June, 2006 
 

PROFESSIONAL AFFILIATIONS 
AEP – Association of Environmental Planners  
AWMA – Air and Waste Management Association 
ASTM – American Society for Testing and Materials 

 

PROFESSIONAL CERTIFICATIONS 
Environmental Site Assessment – American Society for Testing and Materials • June, 2013 
Planned Communities and Urban Infill – Urban Land Institute • June, 2011 
Indoor Air Quality and Industrial Hygiene – EMSL Analytical • April, 2008 
Principles of Ambient Air Monitoring – California Air Resources Board • August, 2007 
AB2588 Regulatory Standards – Trinity Consultants • November, 2006 
Air Dispersion Modeling – Lakes Environmental • June, 2006 
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APPENDIX 2.1: 
 

STATE/FEDERAL ATTAINMENT STATUS OF CRITERIA POLLUTANTS 
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APPENDIX 3.1: 
 

CALEEMOD EMISSIONS MODEL OUTPUTS  
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APPENDIX 3.2: 
 

FUEL VOC AND RISK CALCULATIONS   
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