SAN BERNARDINO

COUNTY

LAND USE SERVICES DEPARTMENT
PLANNING COMMISSION STAFF REPORT

J

HEARING DATE: August 17, 2017

Project Description

AGENDA ITEM: 2

APN: 0583-212-01 through 06 and 21
Applicant: Sarah Longwell
Community: Morongo Valley
Supervisor District:  3rd Supervisorial District
Location: Southeast corner of Twenty-nine

Palms Highway and Senilis Avenue.

Project No: P201600219
Staff:  Aron Liang
Rep: William Scarborough
Proposal: A General Plan Land Use District

Amendment from Morongo Valley
/Single Residential 10,000-sg. ft.
minimum lot size (MV/RS-10M) to
Morongo Valley/General
Commercial (MV/CG); a Conditional
Use Permit to construct a 4,968 sq.
ft. convenience store with 12 fuel
pumps, and a Major Variance to
permit encroachment into side and
rear setbacks, on approx. 1.20
acres.

Vicinity Map - I}

44 Hearing Notices Sent on : August 4, 2017

Report Prepared By: Aron Liang

SITE INFORMATION:

Parcel Size:  1.20 acres
Terrain: The site is partially developed and relatively flat
Vegetation: Disturbed Desert Scrub vegetation, including some creosote and mesquite

TABLE 1 - SURROUNDING LAND DESCRIPTION:

AREA EXISTING LAND USE

LAND USE ZONING DISTRICT

SITE Retail store and vacant properties

General Commercial (MV/CG) & Single Residential 10,000-
square foot minimum lot size (MV/RS-10M)

North | Twenty-nine Palms Highway Caltrans

South | Vacant properties

Single Residential (MV/RS-10M)

East Single-family structures

Single Residential (MV/RS-10M)

Commercial uses and vacant
West

General Commercial (MV/CG) and Single Residential

properties 10,000-square foot minimum lot size (MV/RS-10M)
Agency Comment
City Sphere of Influence: N/A Morongo Valley Community Plan

Golden State WC
Septic System

Water Service:
Sewer Service:

Will Serve
None

STAFF RECOMMENDATION: That the Planning Commission Recommend that the Board of Supervisors ADOPT
the General Plan Amendment and APPROVE the Conditional Use Permit and Variance. !

Recommendations to the Board of Supervisors are not subject to appeal.
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VICINITY MAP:
Aerial view of the Project Site
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OFFICIAL LAND USE ZONING DISTRICT MAP:
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AERIAL MAP:
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GENERAL PLAN AMENDMENT

EXISTING General Plan/Zoning Designhations:
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SITE PLAN:
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BUILDING ELEVATIONS:

NORTH ELEVATION
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SITE PHOTOS:

East view from Senilis Avenue
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East view from Senilis Avenue

North view from Senilis Avenue
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South view from Twenty-nine Palms Highway

Southwest view from Twenty-nine Palms Highway
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Southeast view on Twenty-nine Palms Highway
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PROJECT DESCRIPTION AND BACKGROUND:

The applicant requests approval of a General Plan Amendment (GPA), a Conditional Use Permit (CUP)
and a Major Variance to construct and establish a 4,968-square foot convenience store with 12 motor
vehicle fuel sales pumps on approximately 1.20 acres (Project). The Project site contains an existing
3,000-square foot food mart & deli/store, a parking lot, and approximately 10 trees located along the
southern and northern portions of the site. The applicant proposes to establish a gas station with a
convenience store (Exhibit E — Letter of Intent). The Project scope will consist of site demoalition, site
preparation, appurtenant improvements, and construction of the 4,968-square foot Circle K convenience
store. The proposed convenience store has been designed with the main entrance fronting Twenty-nine
Palms Highway. Other activities associated with the development proposal include a 3,504-square foot
fuel canopy over 12 fuel pumps, air/water pressure station, bike rack, trash facilities, 25 on-site parking
stalls, a 6-foot screen wall along the northerly and easterly property boundaries, and landscaping
improvements around the Project perimeter. Access to the Project site will be provided by two standard
commercial driveways; one located on Senilis Avenue and the other on Twenty-nine Palms Highway. Site
access and on-site circulation (Exhibit C — Site Plan and Elevations) meet County and Caltrans standards,
and have also been approved by the Morongo Valley Fire Department.

The Project site has an irregular triangular configuration, relatively flat slopes of less than two percent,
with an existing 20-foot alley traversing through it. The applicant has been working with the County Public
Works Highway Planning Technical Committee (HPTC) to partially vacate and realign the existing 20-foot
alley along the easterly property boundary (HPTC Agenda Item No. 3472).

According to the Phase | Environmental Site Assessment, the property was previously used as a retail
gasoline fuel station and auto repair shop. The underground storage tanks and fuel dispensing island that
were associated with the previous fuel station were removed in 1999. Surrounding the Project site to the
north is Twenty-nine Palms Highway, commercial uses to the west, single-family structures to the east,
and vacant properties to the south. The subject property and all surrounding properties are located in the
Morongo Valley Community Plan area.

PROJECT ANALYSIS:

General Plan Amendment. Presently, the majority of the site (0.98 acre comprised of six parcels), is
designated Morongo Valley/General Commercial (MV/CG) by the General Plan. The balance of the site
(one 0.22-acre parcel) is designated Single Residential 10,000-square foot minimum lot size (MV/RS-
10M). A service station is permitted in the MV/CG district subject to approval of a CUP, but only a single
residence is permitted in the MV/RS-10M district. Therefore, a GPA from MV/RS-10M to MV/CG is
proposed to consolidate the land use designation of the entire 1.2-acre site to MV/CG.

According to the research of the Phase | Environmental Site Assessment, there is no record of a building
permit being issued on the 0.22-acre parcel in the MV/RS-10M district. The requested GPA would facilitate
site development and improve an underutilized site that has remained vacant since 1953, including
improvement of the Senilis Avenue frontage.

Site Planning. The proposed Project has been designed to comply with applicable code requirements
and development standards. The Project site provides ample parking, landscaping and on-site circulation
has been reviewed for compliance with County requirements (See Table 2 — Project Components, below).
The Project site accommodates all required parking, landscaping, loading, and access requirements. Due
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to the design requirements of the Projects and given the constraints of the unusual site configuration, a
Major Variance has been requested to permit building encroachment in the street side and rear setbacks.
In order to approve a Major Variance, the Planning Commission must find that because of unique
circumstances applicable to the property, the strict application of the code deprives such property of
privileges enjoyed by other properties in the vicinity, and in the MV/CG land use district, and that granting
the requested variance would not be detrimental to other properties or land uses in the area. Development
Code Section 85.17.060. Staff supports the variance request based on the Project design utilizing the
odd-shaped parcel in an efficient manner, as discussed further in the proposed findings for approval
(Exhibit A — Findings).

Landscaping. The conceptual landscape plan provides 26% (12,665 square feet) of landscaping, with an
interesting variety of trees, groundcover and shrubs that will provide color and a variety of shapes and
heights to enhance the overall aesthetic value of the proposed Project. The plant palette is drought
tolerant and has a low-water demand. The landscaping exceeds the 15% minimum landscaped area
requirement of the Development Code, Section 83.10.060 - Landscape Area Requirements.

Parking. The Development Code (Table 83-15) requires one space for each 250 sq. ft. of gross leasable
area. The Project provides 25 parking stalls, exceeding Development Code requirement of 20.

Architecture. The architectural theme has been designed with fagades that will be articulated on all sides
through the use of cultured stone for columns, wainscot with split-face block and stucco with foam cornice
trim, in complementary neutral shades compatible with the desert environment.

Earthquake Safety. The site is located within the Alquist-Priolo Earthquake Fault Zone (AP Zone). A
Geotechnical Study has been prepared for the Project and reviewed by the County Geologist for
compliance with the requirements in the AP Zone. The recommendations of the County Geologist have
been incorporated in the Conditions of Approval, including building setbacks and additional trenching for
verification during Project grading.

Code Compliance Summary. The Project, as proposed, satisfies the applicable standards of the
Development Code, as noted in the following Table 2 - Project Code Compliance:

Table 2: PROJECT CODE COMPLIANCE

Project Component Development Code Project Plans
Service _Statlon with a cup cupP
Convenience Store
Parking 20 25
Trees 2 14
Landscaping Minimum 15% 26%
Landscaping
Front 25’ 130’
Building Setbacks Street Side 25’ 6'3" (*)
Rear 10 2’7" (*)
Building Height 35 feet 24 feet
Drive Aisle 26’ 26’

_(*) A Major Variance has been requested by the applicant due to site configuration constraints pertaining to street
side setback and rear setback (See Exhibit A — Findings).

Hours of Operation. The proposed Circle K store would operate 24 hours a day, seven days per week.
The employees would oversee fueling services, convenience store cashier duties, site maintenance, and
other daily tasks. The estimated number of employees (full time and part time) is 20.
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Transit Service. Morongo Basin Transit Authority provides public transit service in the Project area. The
applicant will construct and install a turn-out and a new bus shelter for the existing bus stop located on
Twenty-nine Palms Highway, adjacent to the Project site.

Environmental Review: In compliance with the California Environmental Quality Act (CEQA), an Initial
Study (IS) has been completed for the Project. The IS concludes that the Project will not have a significant
adverse impact on the environment with the implementation of all the Conditions of Approval and
environmental mitigation measures in Exhibit B (Conditions of Approval). On June 2, 2017, a Notice of
Availability/Notice of Intent (NOA/NOI) to adopt a Mitigated Negative Declaration was advertised to initiate
a 20-day comment period, which comment period concluded on June 26, 2017. Two comment letters to
the NOA/NOI were received from the Mojave Desert Air Quality Management District and the Morongo
Band of Mission Indians (Exhibit F — MND Comments).

PUBLIC COMMENTS: Project notices were sent to 44 surrounding property owners within 300 feet of
the Project site, as required by Development Code Section 84.27.070 for project sites of 20 acres or less.
In response to the Project notices, six comment letters were received (Exhibit G — Surround Property
Owner Comments and Responses to Comments). The applicant has also submitted 92 signatures of
community residents in support of the Project (Attachment H).

RECOMMENDATION: That the Planning Commission RECOMMEND to the Board of Supervisors that
the following actions be taken:

1. ADOPT the Mitigated Negative Declaration.

2. ADOPT the General Plan Amendment from Single Residential-10,000-square foot minimum lot size
(MV/RS-10M) to Commercial General (MV/CG) on the 0.22-acre parcel located at the southeast corner
of Twenty-nine Palms Highway and Senilis Avenue.

3. APPROVE The Conditional Use Permit for a 4,968-square foot convenience store with 12 motor
vehicle fuel sales pumps, with a Major Variance to allow a reduction in the street side and rear
setbacks, subject to the Conditions of Approval.

4. ADOPT the recommended Findings.
5. Direct staff to FILE a Notice of Determination.
ATTACHMENTS:

EXHIBIT A:  Findings

EXHIBIT B:  Conditions of Approval

EXHIBIT C:  Site Plan and Elevations

EXHIBIT D:  Draft Initial Study/Mitigated Negative Declaration

EXHIBIT E:  Letter of Intent

EXHIBIT F:  Comment Letters — MND

EXHIBIT G: Comment Letters from Surrounding Property Owners and Applicant Responses
EXHIBIT H:  Supporting Signatures from Neighboring Citizens
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For a General Plan Land Use District Amendment (GPA) from Morongo Valley Community
Plan/Single Residential-10,000 square foot minimum lot size (MV/RS-10M) to Morongo Valley
Community Plan/General Commercial (MV/CG) on 0.22 acre, a Conditional Use Permit (CUP) to
establish a 4,968-sgare foot commercial convenience store with 12 motor vehicle fuel sales pumps
on approximately 1.20 acres, and a Major Variance to allow a reduction in the street side and rear
setbacks, from 25 to 6’3" and from 10’ to 2’7", respectively, (collectively “Project”) the following
findings are made:

FINDINGS - GENERAL PLAN AMENDMENT SINGLE RESIDENTIAL-10M TO COMMERCIAL
GENERAL [SBCC 86.12.060]

1. The proposed GPA, a request to change the official land use district from MV/RS-10M to MV/
CG would create consistent zoning on all parcels comprising a single site, to allow
construction of new convenience store. The site proposed for the MV/CG land use designation
is approximately 9,582 square feet in area, and has been underutilized for many decades.
The site is needed to accommodate proposed commercial development on adjacent MV/CG-
designated parcels acquired for development of a service station with a 4,968-square feet
convenience store. The MV/CG district is intended to provide sites for retail trade and personal
services, lodging services, office and professional services, recreation and entertainment
services, and similar and compatible uses. The change in land use designation would
accommodate re-use of an existing commercial site with a shallow depth (138 feet) along
Twentynine Palms Highway to provide additional lot depth for a better site design. This in turn
would enable the developer to provide an adequate layout to meet parking, landscaping, and
on-site circulation standards. Further, the proposed service station will improve the
appearance of the site and contribute to the renewal of economic vitality of the area, consistent
with the following policies of the County General Plan and the Morongo Valley Community
Plan:

General Plan Goal LU 1: The County will have a compatible and harmonious arrangement
of land uses by providing a type and mix of functionally well-integrated land uses that are
fiscally viable and meet general social and economic needs of the residents.

e Goal Implementation: The Project as proposed is compatible and harmonious with
the surrounding land uses. Potential adverse effects resulting from implementation
of the Project have been sufficiently mitigated in the Project design and conditions of
approval. Moreover, the Project is found to be a logical continuation of uses in the
vicinity, intended to meet the needs of the surrounding residential areas for
commercial uses and services.

Policy MV/LU 3.1: Where appropriate, work with the Morongo Basin Transit Authority to
incorporate site design features to accommodate and to access mass transit facilities,
such as bus stops, bus turn-outs and other passenger amenities.

e Goal Implementation: The Morongo Basin Transit Authority provides public transit
service in the Project area. The applicant will construct and install a turn-out and
a new bus shelter for the existing bus stop located on Twentynine Palms Highway,
adjacent to the Project site in accordance with Morongo Basin Transit Authority’s
design requirement, to facilitate and promote bus traffic safety.

Policy MV/ED1.1: Support commercial development that is of a size and scale that
complements the natural setting, is compatible with surrounding development and
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enhances the rural character by incorporating natural desert landscape elements and
compatible architecture.

e Goal Implementation: The proposed Project has been designed to provide on-site
landscaping surrounding the Project perimeter, with a plant palette that is drought-
tolerant and has a low-water demand with an interesting variety of trees,
groundcover and shrubs that will provide color and a variety of shapes and heights
to enhance the overall aesthetic value of the proposed Project. The proposed
convenience store will be articulated on all sides through the use of cultured stone
for columns, wainscot with western block split-face CMU (concrete block), and
stucco in complementary neutral shades of beige with complementary colors
(Sherwin Williams — Totally Tan and Toasty).

2. The proposed GPA will not be detrimental to the public interest, health, safety, convenience,
and welfare. The proposed GPA will facilitate development of an underutilized vacant site with
a commercial retail store, located on an arterial corridor with a full array of services available.
Therefore, no detrimental effects to the public interest, health, safety, convenience or welfare
are anticipated. Further, the compatibility of the proposed convenience store evaluated in the
Project Initial Study (IS), which concluded that if the Project was developed in accordance
with applicable County standards and appropriate mitigation measures, there would be no
significant Project-related environmental impacts, and the site would be suitable as proposed.
In addition, the Project will promote General Plan policies that support commercial
development to be developed in proximity to transit and services to serve the surrounding
area.

3. The proposed land use zoning district change is in the public interest, there will be a
community benefit, and other existing and allowed uses will not be compromised. The
proposed GPA will enable and facilitate a commercial Project and related off-site and on-site
improvements which must be developed in conformance with the Development Code and
other State and local development regulations. The proposed GPA of the land use designation
of the property to MV/CG will advance and is consistent with the Morongo Valley Community
Plan.

4. The proposed land use zoning district change will provide a reasonable and logical extension
of the existing land use pattern in the surrounding area. The proposed GPA will allow efficient
development of a commercial retail store on a site that is partially vacant that has been
underutilized and undeveloped for many decades. The Project will infuse new improvements
in an area that has not seen new development in many years. The proposed development is
a logical extension of and complementary to the existing single family development to the
north and east, and will be more compatible with the existing neighborhood than potential
development under the current MV/RS-10M designation.

5. The proposed land use zoning district change does not conflict with provisions of the
Development Code. The Project conforms to the size and location criteria specified for the
MV/CG land use district, and all future construction will be required to conform to the MV/CG
development standards and other applicable land use regulations.

6. The proposed land use zoning district change will not have a substantial adverse effect on
surrounding property. An IS has been prepared for the proposed Project which concluded
that if the Project is developed in accordance with applicable County standards, and with the
implementation of the recommended mitigation measures, the Project will not have a
significant adverse effect on the environment. This includes potential impacts on surrounding
properties and potential impacts on th1e7 ogy%lity of the human environment. Standard
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conditions of approval of development projects in the County ensure that the development of
the project will not adversely affect surrounding properties. These conditions have been
included in the recommendation for approval of the Circle K Service Station at Senilis Avenue.

7. The affected site is physically suitable in terms of design, location, shape, size, operating
characteristics, and the provision of public and emergency vehicle (e.g., fire and medical)
access and public services and utilities (e.g., fire protection, police protection, potable water,
schools, solid waste collection and disposal, storm drainage, wastewater collection, treatment,
and disposal, etc.), to ensure that the proposed development will not endanger, jeopardize,
or otherwise constitute a hazard to the property or improvements in the vicinity in which the
property is located. The proposed Project conforms to all applicable development standards
of the Development Code. Therefore, the design of the Project, in conjunction with the
recommended conditions of approval, will ensure that the Project will not endanger,
jeopardize, or otherwise constitute a hazard to the property or improvements in the vicinity or
create significant noise, traffic, or other conditions or situations that may be objectionable or
detrimental to other permitted and existing uses in the vicinity of the site. The location, size,
design and character of the proposed development will enhance the existing conditions in the
area, much to the benefit of the public interest and general welfare of the County.

8. The Project, including the proposed GPA, will not have a significant adverse impact on the
environment. An IS has been prepared for the proposed Project, in accordance with the
California Environmental Quality Act (CEQA). The IS concluded that if the Project is
developed in accordance with applicable County standards, and with the implementation of
the recommended mitigation measures, the Project will not have a significant adverse effect
on the environment. This includes potential impacts on surrounding properties and potential
impacts on the quality of the human environment. The IS has been reviewed by the County
and reflects the County's independent judgment in making a decision on the Project.
Therefore, a Mitigated Negative Declaration (MND) should be adopted

CONDITIONAL USE PERMIT FINDINGS [SBCC 85.06.040]

1. The site for the proposed use is adequate in terms of shape and size to accommodate the
proposed use and all landscaping, open space, setbacks, walls and fences, yards, and other
required features pertaining to the application. The 1.20-acre site contains ample area to
accommodate the proposed building and site improvements associated with the Project, with the
appropriate modification of the standards related to street side and rear setback requirements.
The Project as proposed satisfies all applicable standards and requirements of the San
Bernardino County Development Code (Development Code) as well as code requirements for
the Morongo Valley/General Commercial (MV/CG) zone.

2. The site for the proposed use has adequate legal and physical access which means that the
site design incorporates appropriate street and highway characteristics to serve the proposed
use. The proposed Project provides for adequate site access off Twentynine Palms Highway
(SR-62), in accordance with Caltrans requirements and the commercial standard driveway on
Senilis Avenue will comply with County’s requirements. The Project is conditioned to install
off-site roadway improvements, as needed.

3. The proposed use will not have a substantial adverse effect on abutting properties or the allowed
use of the abutting properties, which means that the use will not generate excessive noise, traffic,
vibration, lighting, glare, or other disturbance. The Project has sufficiently demonstrated
compliance with the appropriate site design requirements and development standards such as
setbacks, wastewater improvements, and off street parking. Compliance with these
requirements, as well as all applicable copsdgy%r%s of approval, will ensure that the Project will
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have no substantial adverse effect upon abutting properties. Additionally, the use will not
interfere with the present or future ability to use solar energy systems.

4. The proposed use and manner of development are consistent with the goals, maps, policies, and
standards of the General Plan and any applicable community or specific plan. The Project
implements General Plan Goal LU 3 which states, unincorporated communities within the County
will be sufficiently served by commercial land uses through a combination of commercial
development within cities and unincorporated communities. Specifically, the General Plan states
that the County should:

e Protect areas best suited for commercial uses by virtue of their location, access
to major arterials, and availability of infrastructure and other utilities, from other
incompatible uses. (Policy LU 3.1).

The Project is located within the boundary of the Morongo Valley Community Plan.
Additionally, the Goals and Palicies of the Morongo Valley Community Plan support approval
of the Project.

e Avoid strip commercial development along SR-62 that would detract from the
rural character of the community by encouraging the development or
expansion of commercial uses within existing core areas. Commercial uses
shall be compatible with adjacent land uses and respect the existing positive
characteristics of the community and its natural environment. (Policy MV/LU
1.4).

e Enhance development within the existing downtown commercial area of
Morongo Valley. (Goal MV/LU 2).

e Retain the community core known as Old Town as the principal general
commercial center of the community. (Policy MV/LU 2.1).

e Support commercial development that is of a size and scale that complements
the natural setting, is compatible with surrounding development and enhances
the rural character by incorporating natural desert landscape elements and
compatible architecture. (Policy MV/ED 1.1).

The Project will not conflict with any applicable adopted land use plan, policy, or regulation or
an agency with jurisdiction over the Project.

5. There is supporting infrastructure, existing or available, consistent with the intensity of the
development, to accommodate the proposed Project without significantly lowering service levels.
Infrastructure, such as wet and dry utilities and street improvements, has been sufficiently
accommodated in the development proposal pursuant to the requirements of the Development
Code. Following review of the Project site plan and supporting documents, Staff has concluded
that adequate services levels for infrastructure will be maintained when considering the
development as proposed.

6. The lawful conditions stated in the approval are deemed reasonable and necessary to protect
the overall public health, safety and general welfare because the conditions of approval include
measures to reduce air quality, traffic impacts and enforce the development and performance
standards of the County Development Code and Morongo Valley Community Plan.

7. The design of the site has considered the potential for the use of solar energy systems and
passive or natural heating and cooling opportunities, through the orientation and design of the

19 0f 173



Morongo Valley Circle K

P201600219

FINDINGS EXHIBIT A
Planning Commission Hearing — August 17, 2017

proposed structures to take advantage of passive solar heating capabilities. There will be ample
area with sun exposure available on the site at full build out of the Project.

8. There is no substantial evidence that the Project will have a significant effect on the environment
because an Initial Study has been completed for the proposed Project and it is determined, on
the basis of staff's independent evaluation, that the Project will not have a significant adverse
impact on the environment with the implementation of all the conditions of approval and
environmental mitigation measures. The Mitigated Negative Declaration for this Project reflects
the County's independent judgment in making this decision. Therefore, adoption of a Mitigated
Negative Declaration is recommended.

VARIANCE FINDINGS[SBCC 85.17.060]

1. The granting of the Variance for modification of the street side setback and rear setback from
25" and 10, respectively, to 6'.7” and 2'.7” will not be materially detrimental to other properties
or land uses in the area and will not substantially interfere with the present or future ability to
use solar energy systems. The location, irregular configuration, and general description of
the construction proposed on the subject property will not significantly impact the neighboring
properties or other land uses in the area, and is subject to the plan check review requirements
of the County’s Building and Safety Division for the proposed construction. The adequacy of
on-site circulation in compliance with Fire Department Standard 902.2.1 and truck/vehicle
aisle width has been sufficiently demonstrated through truck/vehicle turning templates on the
site plan to provide safe circulation through the site. In addition, the proposed 20-alley
realignment abutting the easterly property boundary will provide sufficient area on adjoining
properties to buffer any potential impacts and will not interfere with the present or future ability
to utilize solar energy systems. All other setback standards are met based upon review of the
submitted site plan.

2. There are exceptional or extraordinary circumstances and conditions applicable to the subject
property that do not apply to other properties in the same land use zoning district or vicinity.
The Project site has an irregular triangular shape with an existing 20-foot alley passing through
the Project site that places a constraint on proving adequate street side setback and rear
setback. Further, the location of the site adjacent to a major highway (SR-62) impacts the site
as Caltrans is requiring a bus turn-out on Twentynine Palms Highway, fronting the property
frontage. These constraints do not apply to other properties to provide adequate setbacks
enjoyed by other sites in the same vicinity, including similar commercial properties on
Twentynine Palms Highway in the MV/CG zone.

3. The strict application of the Land Use District standards deprives such property of privileges
enjoyed by other properties in the vicinity. In this case, this privilege is identified as the
construction of a new service station with a convenience store as allowed by Development
Code Chapter 82.05, and demonstrated in the submitted site plan. The strict application of
the identified standards in this case will deprive the property of this privilege. The subject
property is an irregular configuration parcel and abuts Twentynine Palms Highway (SR-62 -
Caltrans) and Senilis Avenue (County maintained road) requiring dedication and
improvements on both streets. In addition, the Project site has been required to provide a bus
turn-out as well as maintaining and dedicating the 20-foot alley along east of the easterly
property boundary. This does not apply to this extent to other properties in the vicinity, and
impacts and reduces the amount of area available for the proposed development and required
improvements. Although the rear setback would be 2'7”; however, when considering the 20-
foot alley realignment along the easterly property boundary, the Project site would provide
approximately 22-foot of buffer and setback, exceeding the minimum 10-foot rear setback per
Table 82-15B Zoning District Developmer12t0 %ft%r%dard, and the 15-foot separation between two
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different land uses, pursuant to Development Code, Section 84.07.030 — Development
Standard for Commercial and Transitional Uses. Based on the unusual configuration of the
subject site, strict application of the required street side setback and rear setback would
prevent provision of adequate site plan layout as proposed. Additionally, the proposed Project
was found to be in compliance with all other prescribed development standards.

4. The granting of the Variance as described above is compatible with the maps, objectives,
policies, programs, and general land uses specified in the General Plan, as described in
Findings for the GPA No 1, above, and Findings for the CUP No. 4, above. Due to the oddly
shape of the Project site, reducing the street side setback and rear setback is a practical
solution to solving an existing unusual configuration with an existing 20-foot alley traversing
the site that is needed for a practical site plan layout as proposed.
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CONDITIONS OF APPROVAL

GENERAL REQUIREMENTS
[Ongoing and Operation Conditions)

LAND USE SERVICES DEPARTMENT — Planning Division (760) 995-8140/(909) 387-8311

Project Description. This Conditional Use Permit approval is for the construction of a 4,968-square foot convenience store
with 12 motor vehicle fuel-sale pumps, and a variance to permit encroachment into street side and rear setbacks, on an
approximately 1.20-acre site.

Project Location. The Project site is located at the southeast corner of Twentynine Palms Highway and Senilis Avenue, in
the Morongo Valley Community Plan/General Commercial (MV/CG) zoning district.

Code Compliance. The Project approval is subject to compliance with the San Bernardino County Code (SBCC), California
Building Codes (CBC), the San Bernardino County Fire Code (SBCFC), the following Conditions of Approval, and the
approved site plan.

Conditions of Approval. The developer shall provide a copy of the Conditions of Approval and the site plan to every current
and future commercial tenant or lessee, and any future property owner to facilitate compliance with these Conditions of
Approval and continuous use requirements for the project site: Assessor Parcel Numbers: 0583-212-01 through 06 and 21.

Revisions. Any proposed change to the approved use/activity on the site or any increase in the developed area of the site
or any expansion or modification to the approved facilities, including changes to the height, location, bulk or size of structure
or equipment shall require an additional land use review and application subject to approval by the County. The developer
shall prepare, submit with fees and obtain approval of the application prior to implementing any such revision or modification.
(SBCC 8§86.06.070).

Continuous Effect/Revocation. All Conditions of Approval applied to this Project shall be effective continuously throughout
the operative life of the Project for the approved use. Failure of the property owner, tenant, applicant, developer, or any
operator to comply with any or all of the conditions at any time may result in a public hearing and revocation of the approved
land use, provided adequate notice, time and opportunity is provided to the property owner or other party to correct the non-
complying situation.

Project Account. The Project account number is P201600219. This is an actual cost Project with a deposit account to which
hourly charges is assessed. The developer shall maintain a positive account balance at all times. A minimum balance of
$1,000 must be in the Project account at the time the Condition Compliance Review is initiated. Sufficient funds must remain
in the account to cover the charges during each compliance review. All fees required for processing shall be paid in full prior
to final inspection, occupancy and operation of the approved use.

Expiration. This project permit approval shall expire and become void if it is not “exercised” within three (3) years of the
effective date of this approval, unless an extension of time is approved. The permit is deemed “exercised” when either:

a. The permittee has commenced actual construction or alteration under a validly issued building permit, or

b. The permittee has substantially commenced the approved land use or activity on the project site, for those
portions of the project not requiring a building permit. (SBCC §86.06.060)

c. Occupancy of approved land use, occupancy of completed structures and operation of the approved and
exercised land use remains valid continuously for the life of the project and the approval runs with the land, unless
one of the following occurs:

e Construction permits for all or part of the project are not issued or the construction permits expire before the
structure is completed and the final inspection is approved.

e The land use is determined by the County to be abandoned or non-conforming.

¢ Theland use is determined by the County to be not operating in compliance with these conditions of approval,
the County Code, or other applicable laws, ordinances or regulations. In these cases, the land use permit
may be subject to a revocation hearing and possible termination.

Mitigation Measures are shown in Italics
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10.

11.

12.

13.

PLEASE NOTE: This will be the ONLY notice given of the expiration date. The developer is responsible for initiation of
any Extension of Time application.

Extension of Time. County staff may grant extensions of time to the expiration date (listed above or as otherwise extended)
in increments not to exceed an additional three years beyond the current expiration date. The developer may file an
application to request consideration of an extension of time with appropriate fees no less than 30 days before the expiration
date. The Extension application must include a justification of the delay in construction and a plan of action for completion.
The granting of such an extension request is a discretionary action that may be subject to additional or revised Conditions
of Approval or site plan modifications. (SBCC §86.06.060).

Development Impact Fees. Additional fees may be required prior to issuance of development permits. Fees shall be paid
as specified in adopted fee ordinances.

Indemnification. In compliance with SBCC §81.01.070, the developer shall agree to defend, indemnify and hold harmless
the County or its “indemnitees” (herein collectively the County’s elected officials, appointed officials, including Planning
Commissioners, Zoning Administrators, agents, officers, employees, volunteers, advisory agencies or committees, appeal
boards or legislative body) from any claim, action or proceeding against the County or its indemnitees to attack, set aside,
void or annul an approval of the County by an indemnitee concerning the map or permit or any other action relating to or
arising out of County approval, including the acts, errors or omissions of any person and for any costs or expenses incurred
by the indemnitees on account of any claim, except where such indemnification is prohibited by law. In the alternative, the
developer may agree to relinquish such approval.

Any Condition of Approval imposed in compliance with the County Development Code or County General Plan shall
include a requirement that the County acts reasonably to promptly notify the developer of any claim, action, or proceeding
and that the County cooperates fully in the defense. The developer shall reimburse the County and its indemnitees for all
expenses resulting from such actions, including any court costs and attorney’s fees, which the County or its indemnitees
may be required by a court to pay as a result of such action.

The County may, at its sole discretion, participate at its own expense in the defense of any such action, but such
participation shall not relieve the developer of their obligations under this condition to reimburse the County or its
indemnitees for all such expenses.

This indemnification provision shall apply regardless of the existence or degree of fault of indemnitees. The developer's
indemnification obligation applies to the indemnitee’s “passive” negligence but does not apply to the indemnitee’s “sole”
or “active” negligence” or “willful misconduct” within the meaning of Civil Code §2782.

Additional Permits. The property owner, developer, and land use operator are all responsible to ascertain and comply with
all laws, ordinances, regulations, and any other requirements of Federal, State, County, and Local agencies as are
applicable to the development and operation of the approved land use and Project site. These may include:
a) FEDERAL: N/A
b) STATE: Regional Water Quality Control Board — Colorado River Basin
c) LOCAL: Land Use Services — Planning/Building and Safety/Code Enforcement/Land Development, Morongo Valley
Fire Department, Environmental Health Services, Public Works, Mojave Desert Air Quality Management District.

Continuous Maintenance. The Project property owner shall continually maintain the property so that it is visually attractive
and not dangerous to the health, safety, and general welfare of both on-site users (e.g. employees) and surrounding
properties. The property owner shall ensure that all facets of the development are regularly inspected, maintained and
that any defects are timely repaired. Among the elements to be maintained include but are not limited to:
a. Annual maintenance and repair: The developer shall conduct inspections for any structures, fencing/walls,
driveways, and signs to ensure proper structural, electrical, and mechanical safety.
b. Graffiti and debris: The developer shall remove graffiti and debris immediately through weekly maintenance.
c. Landscaping: The developer shall maintain landscaping in a continual healthy thriving manner at proper height for
required screening. Drought-resistant, fire retardant vegetation shall be used where practicable.

Mitigation Measures are shown in Italics
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14.

15.

16.

17.

18.

19.

d. Dust control: The developer shall maintain dust control measures on any undeveloped areas where landscaping
has not been provided.

e. Erosion control: The developer shall maintain erosion control measures to reduce water runoff, siltation, and promote
slope stability.

f. External Storage: The developer shall maintain external storage, loading, recycling and trash storage areas in a neat
and orderly manner, and fully screened from public view. Outside storage shall not exceed the height of the screening
walls.

g. Metal Storage Containers: The developer shall NOT place metal storage containers in loading areas or other areas
unless specifically approved by this or subsequent land use approvals.

h. Screening: The developer shall maintain screening that is visually attractive. All trash areas, loading areas,
mechanical equipment (including roof top) shall be screened from public view.

i. Signage: The developer shall maintain all on-site signs, including posted area signs (e.g. “No Trespassing”) in a clean
readable condition at all times. The developer shall remove all graffiti and repair vandalism on a regular basis. Signs
on the site shall be of the size and general location as shown on the approved site plan or subsequent County-
approved sign plan.

j-  Lighting: The developer shall maintain any lighting so that they operate properly for safety purposes and do not project
onto adjoining properties or roadways. Lighting shall adhere to applicable glare and night light rules.

k. Parking and on-site circulation: The developer shall maintain all parking and on-site circulation requirements, including
surfaces, all markings and traffic/directional signs in an un-faded condition as identified on the approved site plan.
Any modification to parking and access layout requires review and approval by the Planning Division. The markings
include parking spaces, disabled parking and access path of travel, directional designations and signs, stop signs,
pedestrian crossing, speed humps and “No Parking”, “Carpool”, and “Fire Lane” designations.

I.  Fire lanes: The developer shall clearly define and maintain in good condition at all times all markings required by the
Fire Department, including “No Parking" designations and “Fire Lane” designations.

Performance Standards. The approved land uses shall operate in compliance with the general performance standards
listed in the County Development Code Chapter 83.01, regarding air quality, electrical disturbance, fire hazards (storage
of flammable or other hazardous materials), heat, noise, vibration and the disposal of liquid waste.

Lighting. The glare from any luminous source, including on-site lighting shall not exceed one-half (0.5) foot-candle at
property line. All lighting shall be limited to that necessary for maintenance activities and security purposes. This is to
allow minimum obstruction of night sky remote area views. No light shall project onto adjacent roadways in a manner
that interferes with on-coming traffic. All signs proposed by this project shall only be lit by steady, stationary, shielded
light directed at the sign, by light inside the sign, by direct stationary neon lighting or in the case of an approved electronic
message center sign alternating no more than once every five seconds. Exterior wall-mounted floodlights are expressly
prohibited.

Signs. This conditional approval does not include signs. The developer shall apply for any free-standing or attached sign, in
accordance with SBCC Chapter 83.13, Sign Regulations and in compliance with the Conditions of Approval.

Underground Utilities. No new above ground power or communication lines shall be extended to the site. All new utilities
shall be placed underground in a manner that complies with the California Public Utilities Commission General Order
128, and that avoids disturbing any existing/natural vegetation or the site appearance. Existing utilities around the site
perimeter shall also be placed underground in coordination with the utility provider.

Clear Sight Triangle. Adequate visibility for vehicular and pedestrian traffic shall be provided at clear sight triangles at all 90
degree angle intersections of public rights-of-way and private driveways. All signs, structures and landscaping located within
any clear sight triangle shall comply with the height and location requirements specified by County Development Code
(SBCCS§ 83.02.030) or as otherwise required by County Traffic.

Security lighting fixtures shall not project above the fences or roof line of the building and shall be shielded. The shields shall
be painted to match the surface to which they are attached. Security light fixtures are not to be substituted for parking lot or
walkway light fixtures, and are restricted to lighting only loading and storage locations or other similar areas.

Mitigation Measures are shown in Italics
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20.

21.

22.

23.

All ground-mounted utility appurtenance, including but not limited to telephone pedestals, utility meters, irrigation system
back-flow preventors, and transformers, shall be located behind the building setback line where possible, and shall be
adequately screened through the use or combination of concrete or masonry walls, berming, and landscape materials.

Prior to the demolition of the existing convenience store located on the project site, the structures shall be evaluated for the
presence of asbestos-containing material (ACM), lead-based paints, PCBs, or mercury prior to their demolition. The
evaluation shall be conducted by a Cal-OSHA certified ACM and lead-based paint contractor. Any ACM or lead identified
as a result of the evaluation shall be removed by a Cal-OSHA certified ACBM and lead-based paint contractor and be
transported and disposed of off-site in accordance with regulatory requirements.

Local Labor. The Developer and future operators of the Project shall make a good faith effort to employ residents of San
Bernardino County for the construction and operation of the Project. Good faith efforts shall include but not be limited to
utilizing local advertising and outreach for employee recruitment.

GHG — Operational Standards. The developer shall implement the following as greenhouse gas (GHG) mitigation during
the operation of the approved project:

a) Waste Stream Reduction. The “developer” shall provide to all tenants and project employees County-approved
informational materials about methods and need to reduce the solid waste stream and listing available recycling services.

b) Vehicle Trip Reduction. The “developer” shall provide to all tenants and project employees County-approved
informational materials about the need to reduce vehicle trips and the program elements this project is implementing.
Such elements may include: participation in established ride-sharing programs, creating a new ride-share employee
vanpool, designating preferred parking spaces for ride sharing vehicles, designating adequate passenger loading and
unloading for ride sharing vehicles with benches in waiting areas, and/or providing a web site or message board for
coordinating rides.

c) Provide Educational Materials. The developer shall provide to all tenants and staff education materials and other
publicity about reducing waste and available recycling services. The education and publicity materials/program shall be
submitted to County Planning for review and approval. The developer shall also provide to all tenants and require that
the tenants shall display in their stores current transit route information for the project area in a visible and convenient
location for employees and customers. The specific transit routes displayed shall include Omni Trans route information.

d) Landscape Equipment. The developer shall require in the landscape maintenance contract and/or in onsite procedures
that a minimum of 20% of the landscape maintenance equipment shall be electric-powered.

LAND USE SERVICES DEPARTMENT — Code Enforcement Division (909) 387-8311

24.

25.

Enforcement. If any County enforcement activities are required to enforce compliance with the conditions of approval, the
property owner and “developer” shall be charged for such enforcement activities in accordance with the County Code
Schedule of Fees. Failure to comply with these conditions of approval or the approved site plan design required for this
project approval shall be enforceable against the property owner and “developer” (by both criminal and civil procedures) as
provided by the San Bernardino County Code, Title 8 — Development Code; Division 6 — Administration, Chapter 86.09 —
Enforcement.

Weed Abatement. The applicant shall comply with San Bernardino County weed abatement regulations [SBCC §23.031-
23.043] and periodically clear the site of all nhon-complying vegetation. This includes removal of all Russian thistle
(tumbleweeds).

LAND USE SERVICES DEPARTMENT — Land Development Division — Drainage Section (909) 387-8178

26.

27.

Tributary Drainage. Adequate provisions shall be made to intercept and conduct the tributary off site - on site drainage
flows around and through the site in a manner, which will not adversely affect adjacent or downstream properties at the
time the site is developed.

Natural Drainage. The natural drainage courses traversing through the site from adjacent properties shall not be occupied
or obstructed

Mitigation Measures are shown in Italics
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28. Additional Drainage Requirements. In addition to drainage requirements stated herein, other "on-site" and/or "off-site"
improvements may be required which cannot be determined from tentative plans at this time and would have to be reviewed
after more complete improvement plans and profiles have been submitted to this office.

PUBLIC HEALTH — Environmental Health Services [DEHS] (800) 442-2283

29. Noise. Noise level shall be maintained at or below County Development Code Standards, Section 83.01.080. For
information, please call DEHS at 1-800-442-2283.

30. The septic system shall be maintained so as not to create a public nuisance and shall be serviced by a DEHS permitted
pumper. For information, please call DEHS/Wastewater Section at: 1-800-442-2283.

31. Refuse Storage/Removal. All refuse generated at the premises shall at all times be stored in approved containers and shall
be placed in a manner so that environmental public health nuisances are minimized. All refuse not containing garbage shall
be removed from the premises at least 1 time per week, or as often as necessary to minimize public health nuisances.
Refuse containing garbage shall be removed from the premises at least 2 times per week, or as often if necessary to minimize
public health nuisances, by a permitted hauler to an approved solid waste facility in conformance with San Bernardino County
Code Chapter 8, Section 33.0830 et. seq. For information, please call DEHS/LEA at: 1-800-442-2283.

DEPARTMENT OF PUBLIC WORKS — Solid Waste Management (909) 386-8701

32. Recycling Storage Capacity — The developer shall provide adequate space and storage bins for both refuse and recycling
materials. This requirement is to assist the County in compliance with the recycling requirements of Assembly Bill (AB)
2176.

DEPARTMENT OF PUBLIC WORKS — Traffic Division (909) 387-8186

33. Project vehicles shall not back out into the public roadway.

PRIOR TO LAND DISTURBANCE ACTIVITES OR ISSUANCE OF GRADING PERMITS
The Following Shall Be Completed

LAND USE SERVICES DEPARTMENT — Planning Division (909) 387-8311

34.  The project includes stationary sources of emissions that are subject to MDAQMD regulations and permits. The MDAQMD
rules and regulations that apply to this project include but are not limited to the following:

¢ MDAQMD Regulations Xlll—New Source Review. Regulation XlII includes a series of rules addressing the permitting
process for new and modified stationary sources.

¢ MDAQMD Rule 1000—National Emissions Standards for Hazardous Air Pollutants. The purpose of the rule is to
incorporate the National Emission Standards for Hazardous Air Pollutants from Part 61, Chapter |, Subchapter C, Title
40, Code of Federal Regulations and the National Emission Standards for Hazardous Air Pollutants for Source
Categories from Part 63, Chapter I, Subchapter C, Title 40, Code of Federal Regulations to protect the health and
safety of the public from hazardous air pollutants, such as asbestos.

e MDAQMD Rule 402—Nuisance. The purpose of this rule is to protect the health and safety of the public, and applies to
any source operation that emits or may emit air contaminants or other materials. Odors from agricultural sources are
exempt from the Nuisance rule.

Mitigation Measures are shown in Italics
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e MDAQMD Rule 403.2—Fugitive Dust Control for the Mojave Desert Planning Area. Rule 403.2 is designed to reduce PM1o

emissions (predominantly dust/dirt) generated by human activity, including construction and demolition activities, road
construction, trackout, unpaved roads, etc.

¢ MDAQMD Rule 461—Gasoline Transfer and Dispensing. The purpose of this rule is to limit the emissions of volatile

organic compounds (VOC) and toxic compounds (such as benzene) from the transfer and marketing of gasoline, and in
conjunction with Rules 462 and 463, limit the emissions from the storage, transfer, and dispensing of gasoline, including
bulk facilities, retail service stations, and others, the transport of fuels between these facilities and the transfer of fuel
into motor vehicle tanks.

Cultural Resources-1. It is always possible that ground-disturbing activities during construction may uncover previously
unknown, buried cultural resources. In the event that buried cultural resources are discovered during construction,
operations shall stop in the immediate vicinity of the find and a qualified archaeologist shall be consulted to determine
whether the resource requires further study. The qualified archeologist shall make recommendations to the Lead Agency
on the measures that shall be implemented to protect the discovered resources, including but not limited to excavation of
the finds and evaluation of the finds in accordance with Section 15064.5 of the CEQA Guidelines. Potentially significant
cultural resources consist of but are not limited to stone, bone, fossils, wood, or shell artifacts or features, including hearths,
structural remains, or historic dumpsites. Any previously undiscovered resources found during construction within the project
area should be recorded on appropriate Department of Parks and Recreation (DPR) forms, and evaluated for significance
in terms of CEQA criteria.

If the resources are determined to be unique historic resources as defined under Section 15064.5 of the CEQA Guidelines,
mitigation measures shall be identified by the monitor and recommended to the Lead Agency. Appropriate mitigation
measures for significant resources could include avoidance or capping, incorporation of the site in green space, parks, or
open space, or data recovery excavations of the finds.

No further grading shall occur in the area of the discovery until the Lead Agency approves the measures to protect these
resources. Any archaeological artifacts recovered as a result of mitigation shall be donated to a qualified scientific institution
approved by the Lead Agency, where they would be afforded long-term preservation to allow future scientific study.
[Mitigation Measure V-a] Prior to Grading Permits/Planning

Cultural Resources-2. During earthmoving activities within areas underlain by older Quaternary alluvium (identified as the
entirety of the project area), the developer shall retain a qualified project Paleontologist to oversee the implementation of
applicable mitigation measures. The project Paleontologist, or their qualified representative (paleontological monitor), will
employ paleontological monitoring for all excavation activities conducted at or below 10 feet in depth.

The paleontological monitor, with permission from the construction superintendent or foreman, shall be allowed to slow,
divert, or halt grading and excavations in the area of a potential exposure to facilitate screening, testing, sampling, and
evaluation as need.

Because the underlying sediments may contain abundant fossil remains that can only be recovered by a screening and
picking matrix, periodic screening through 1/8- to 1/20-inch mesh screens will be employed by the paleontological monitor
at his or her discretion and logged in daily field journals. If small fossils are encountered, additional sediment samples (up
to 1,000 pounds) may be collected and processed through 1/20-inch mesh screens to recover additional fossils.

Paleontological inspections shall begin once earthmoving reaches 10 feet below the current ground surface. If no significant
fossil remains are found after 50 percent of earthmoving has been completed, monitoring can be reduced or discontinued
based on uncovered stratigraphic profiles and at the project Paleontologist’s discretion. If fossil remains are found at any
point during earthmoving activities, full-time paleontological monitoring will continue for the duration of project-related ground
disturbance.

If the paleontological monitor discovers significant vertebrate or invertebrate paleontological deposits, earthmoving shall be
diverted temporarily around the finds until the deposits have been thoroughly examined. If resources are suspected, the
monitor will create a buffer zone of at least 20 feet around the furthest margins of the find with lath and yellow tape or safety
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cones. Earthmoving shall be allowed to proceed elsewhere on-site during the analysis, but activities through the area of the
find may continue only after the project Paleontologist determines that all identified items have been recovered and/or the
site has been mitigated appropriately.

Any recovered fossil remains will be prepared to the point of identification and identified to the lowest practical taxonomic
level by either the project Paleontologist or other specialized paleontologists. The remains then will be curated (assigned
and labeled with repository fossil specimen numbers and corresponding fossil site numbers, as appropriate; placed in
specimen trays and, if necessary, vials with completed specimen data cards) and catalogued. Associated specimen data
and corresponding geologic and geographic site data will be archived (specimen and site numbers and corresponding data
entered into appropriate repository catalogs and computerized data bases) at the repository by a laboratory technician. The
remains then will be added into the repository fossil collection, where they will be stored and maintained. Repositories
preliminarily identified as geographically and institutionally appropriate to house finds recovered from this project site are the
San Bernardino County Museum (in the City of Redlands, Riverside County, CA) or the Western Science Center (in the City
of Hemet, Riverside County, California).

A final report of findings shall be prepared by the project Paleontologist for submission to the Client, and to the County,
indicating compliance with mitigation measures contained herein. The report will briefly describe the paleontological
background of the project area, summarize field observations, and detail procedure followed if any inadvertent finds were
encountered. If potentially significant fossilized materials are encountered, this report will detail the process of collection,
identification, and analysis utilized. This monitoring report will accompany any recovered paleontological materials when
they are donated to the appropriate scientific repository.

In the event that any fossil remains are encountered by earthmoving when the inspector is not present, earthmoving
contractor will be instructed through the overall site manager to divert ground-disturbing activities around the fossil site. The
project Paleontologist or designated monitor shall be called to the location immediately to assess the significance of the
resource and recover the resource if necessary.

[Mitigation Measure V-b] Prior to Grading Permits/Planning

Cultural Resources-3. In the event of the accidental discovery or recognition of any human remains, CEQA Guidelines
Section 15064.5; Health and Safety Code Section 7050.5; Public Resources Code Section 5097.94 and Section 5097.98
must be followed. If during the course of project development there is accidental discovery or recognition of any human
remains, the following steps shall be taken:

e Work shall stop in the immediate vicinity of the finds and the San Bernardino County Coroner shall be contacted
immediately to conduct a site visit and examination. There shall be no further excavation or disturbance of the site
or any nearby area reasonably suspected to overlie adjacent human remains until the San Bernardino County
Coroner has made determined if the remains are Native American and if an investigation of the cause of death is
required. If the coroner determines the remains to be Native American, the coroner shall contact the Native American
Heritage Commission (NAHC) within 24 hours, and the NAHC shall identify the person or persons it believes to be
the “most likely descendant” (MLD) of the deceased Native American. The MLD(s) shall then make recommendations
within 48 hours, and engage in consultations with the landowner concerning the treatment of the remains as provided
in Public Resources Code 5097.98.

o Where the following conditions occur, the landowner or his authorized representative shall rebury the Native American
human remains and associated grave goods with appropriate dignity either in accordance with the recommendations

of the most likely descendant or on the project site in a location not subject to further subsurface disturbance:

0 The NAHC is unable to identify a most likely descendent or the most likely descendent failed to
make a recommendation within 48 hours after being notified by the commission.

o The descendant identified fails to make a recommendation.
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o0 The landowner or his authorized representative rejects the recommendation of the descendant, and
mediation by the NAHC fails to provide measures acceptable to the landowner.

o If significant Native American cultural resources are discovered, for which a Treatment Plan must
be prepared, the developer or his archaeologist shall contact the Morongo Band of Mission Indians.

[Mitigation Measure V-c] Prior to Grading Permits/Planning

Construction Noise. In accordance with County standards, implementation of the following multi-part mitigation measure

for project construction would reduce potential construction period noise impacts to less-than-significant levels:

The construction contractor shall limit all noise producing construction-related activities, including haul truck deliveries
or warming up and idling of heavy construction equipment, to the hours of 7:00 a.m. to 7:00 p.m., Monday through
Saturday. No construction shall be allowed on Sundays and federal holidays.

The construction contractor shall place all stationary construction equipment so that emitted noise is directed away
from sensitive receptors nearest the project site.

The construction contractor shall locate equipment staging in areas that will create the greatest distance between
construction-related noise sources and noise-sensitive receptors nearest the project site during all project
construction and placed so that emitted noise is directed away from adjacent residences.

The construction contractor shall ensure all construction equipment utilize noise reduction features (e.g., mufflers
and engine shrouds) that are no less effective than those originally installed by the manufacturer.

The construction contractor shall ensure that unnecessary idling of internal combustion engines (i.e., idling in excess
of 5 minutes) is prohibited.

The construction contractor shall utilize “quiet” models of air compressors and other stationary noise sources where
technology exists.

[Mitigation Measure XII-d] Prior to Grading Permits/Planning

GHG — Construction Standards. The developer shall submit for review and obtain approval from County Planning of a signed

letter agreeing to include as a condition of all construction contracts/subcontracts requirements to reduce GHG emissions
and submitting documentation of compliance. The developer/construction contractors shall do the following:

a) Implement the approved Coating Restriction Plans.

b) Select construction equipment based on low GHG emissions factors and high-energy efficiency. All diesel/gasoline-
powered construction equipment shall be replaced, where possible, with equivalent electric or CNG equipment.

c) Grading plans shall include the following statements:

e “All construction equipment engines shall be properly tuned and maintained in accordance with the
manufacturers specifications prior to arriving on site and throughout construction duration.”

e “All construction equipment (including electric generators) shall be shut off by work crews when not in use and
shall not idle for more than 5 minutes.”

d) Schedule construction traffic ingress/egress to not interfere with peak-hour traffic and to minimize traffic
obstructions. Queuing of trucks on and off site shall be firmly discouraged and not scheduled. A flag person shall
be retained to maintain efficient traffic flow and safety adjacent to existing roadways.

e) Recycle and reuse construction and demolition waste (e.g. soil, vegetation, concrete, lumber, metal, and cardboard)
per County Solid Waste procedures.

f)  The construction contractor shall support and encourage ridesharing and transit incentives for the construction crew
and educate all construction workers about the required waste reduction and the availability of recycling services.

Mojave Desert Air Quality Management District (MDAQMD) Approval. The developer/applicant shall comply with MDAQMD

requirements and obtain applicable permits from the MDAQMD.

LAND USE SERVICES DEPARTMENT — Building and Safety Division (909) 387-8311

Geotechnical (Soil) Report. A geotechnical (soil) report shall be submitted to the Building and Safety Division for review and

approval prior to issuance of grading permits.

Mitigation Measures are shown in Italics
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42,

43.

44,

45,

46.

47.

48.

49,

Grading Plans. Grading plans shall be submitted to Building and Safety for review and approval prior to grading/land
disturbance.

Demolition Permit: Obtain a demolition permit for any building/s or structures to be demolished. Underground structures
must be broken in, back-filled and inspected before covering.

Erosion & Sediment Control Plan: An erosion and sediment control plan shall be submitted to and approved by the Building
Official.

Erosion Control Installation: An erosion control permit shall be obtained and devices installed prior to any land disturbance.
No sediment is to leave the job site.

NPDES Permit: An NPDES permit - Notice of Intent (NOI) - is required on all grading of one (1) acre or more prior to issuance
of a grading/construction permit. Contact your Regional Water Quality Control Board for specifics. www.swrcb.ca.gov

Regional Board Permit: CONSTRUCTION projects involving one or more acres must be accompanied by Regional Board
permit WDID #. Construction activity includes clearing, grading, or excavation that results in the disturbance of at least one
(1) acre of land total.

The delineation of the “Building Setback Line, Buildable-Use Area, and Restricted-Use Zone” as shown on Plate 3a, Revised
Geologic Site Map in the Response Report referenced above, are conditionally approved provided that geologic in-grading
observations/inspections are conducted by the project geologist during grading.

Geologic in-grading inspections/observations shall be conducted by the project geologist. The areas of the in-grading
inspections/observations shall cover, but not be limited to excavations made during removal of the underground utilities in
the alley way area, excavations for underground tanks and fuel lines, and foundation excavations. This subsurface coverage
shall be coordinated with the project geotechnical engineer and project contractor during removal of the buried utilities and
associated backfill to provide an adequate opportunity for exposure of undisturbed natural sediments to a depth of at least
17 feet below the ground surface, or at least 5 feet below the maximum depth of the backfill, whichever is deeper (San
Bernardino County Standard Procedure A-146, Item 6). The County Geologist shall be notified at least 2 working days in
advance of the inspections of utilities removals so that the County Geologist may be present during the grading
inspections/observations (A-146, Item 3).

LAND USE SERVICES DEPARTMENT — Land Development Division — Drainage Section (909) 387-8178

50.

51.

52.

Drainage Improvements. A Registered Civil Engineer shall investigate and design adequate drainage improvements to
intercept and conduct the off-site and on-site drainage flows around and through the site in a safety manner, which will not
adversely affect adjacent or downstream properties. Submit drainage study for review and obtain approval. A $550 deposit
for drainage study review will be collected upon submittal to the Land Development Division. Deposit amounts are subject
to change in accordance with the latest approved fee schedule.

Topo Map. A topographic map shall be provided to facilitate the design and review of necessary drainage facilities.

Grading Plans. Grading plans shall be submitted for review and approval obtained, prior to construction. All Drainage and
WQMP improvements shall be shown on the Grading plans according to the approved Drainage study and WQMP reports.
An $806 deposit for grading plan review will be collected upon submittal to the Land Development Division. Deposit amounts
are subject to change in accordance with the latest approved fee schedule.

DEPARTMENT OF PUBLIC WORKS — Surveyor (909) 387-8149

53.

The applicant submitted a copy of an A.L.T.A. survey of the project site, dated July 7, 2015. The A.L.T.A. survey indicates
survey monuments being set at several of the property corner locations. A Corner Record shall be filed with our office to
document the change of character of these survey monuments, per Section 464 € of the California Code of Regulations.
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If any activity on this project will disturb any land survey monumentation, including but not limited to vertical control points
(benchmarks), said monumentation shall be located and referenced by or under the direction of a licensed land surveyor or
registered civil engineer authorized to practice land surveying prior to commencement of any activity with the potential to
disturb said monumentation, and a corner record or record of survey of the references shall be filed with the County Surveyor
pursuant to Section 8771(b) Business and Professions Code.

MORONGO VALLEY FIRE DEPARTMENT — (760) 363-6454

Access. The proposed building project shall be served with fire department approved access. Fire access roadways
shall be designed to support the imposed loads of fire apparatus at 75,000-pounds. CFC503

PRIOR TO ISSUANCE OF BUILDING PERMITS
The Following Shall Be Completed

LAND USE SERVICES DEPARTMENT — Planning Division (909) 387-8311

Lot Merger. A lot merger shall be completed to merge: Parcels 0583-212-01 — 06 and 21 by recordation prior to building
permit issuance.

Landscape and lIrrigation Plan. Landscape and Irrigation Plans shall be prepared in conformance with Chapter 83.10,
Landscaping Standards, of the County Development Code. The developer shall submit two copies of a landscape and
irrigation plan to County Planning.

Architecture. Architectural elevations are considered conceptual. Final details with colors and material samples shall be
submitted to the Planning Division for approval prior to building plan check submittal.

Lighting Plans. The developer shall submit for review and approval to County Planning a photometric study demonstrating
that the project light does not spill onto the adjacent properties, or public streets. Lighting fixtures shall be oriented and
focused to the onsite location intended for illumination (e.g. walkways). Lighting shall be shielded away from adjacent
sensitive uses, including the adjacent residential development, to minimize light spillover. The glare from any luminous
source, including on-site lighting, shall not exceed 0.5 foot-candle at the property line. This shall be done to the satisfaction
of County Planning, in coordination with County Building and Safety.

Signs. All proposed on-site signs shall be shown on a separate plan, including location, scaled and dimensioned elevations
of all signs with lettering type, size, and copy. Scaled and dimensioned elevations of buildings that propose signage shall
also be shown. The applicant shall submit sign plans to County Planning for all existing and proposed signs on this site.
The applicant shall submit for approval any additions or modifications to the previously approved signs. All signs shall comply
with SBCC Chapter 83.13, Sign Regulations, SBCC §83.07.040, Glare and Outdoor Lighting Mountain and Desert Regions,
and SBCC Chapter 82.19, Open Space Overlay as it relates to Scenic Highways (882.19.040), in addition to the following
minimum standards:

a. All signs shall be lit only by steady, stationary shielded light; exposed neon is acceptable.

b. All sign lighting shall not exceed 0.5 foot-candle.

c. No sign or stationary light source shall interfere with a driver's or pedestrian's view of public right-of-way or in
any other manner impair public safety.

GHG — Design Standards. The developer shall submit for review and obtain approval from County Planning evidence that
the following measures have been incorporated into the design of the project. These are intended to reduce potential project
greenhouse gas (GHGs) emissions. Proper installation of the approved design features and equipment shall be confirmed
by County Building and Safety prior to final inspection of each structure.

a) Meet Title 24 Energy Efficiency requirements. The Developer shall document that the design of the proposed structures
meets the current Title 24 energy-efficiency requirements. County Planning shall coordinate this review with the County
Building and Safety. Any combination of the following design features may be used to fulfill this requirement, provided
that the total increase in efficiency meets or exceeds the cumulative goal (100%+ of Title 24) for the entire project (Title
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b)

c)

d)

e)

f)

)

24, Part 6 of the California Code of Regulations; Energy Efficiency Standards for Residential and Non Residential

Buildings, as amended):

e Incorporate dual paned or other energy efficient windows,

Incorporate energy efficient space heating and cooling equipment,

Incorporate energy efficient light fixtures, photocells, and motion detectors,

Incorporate energy efficient appliances,

Incorporate energy efficient domestic hot water systems,

Incorporate solar panels into the electrical system,

Incorporate cool roofs/light colored roofing,

Incorporate other measures that will increase energy efficiency.

Increase insulation to reduce heat transfer and thermal bridging.

Limit air leakage throughout the structure and within the heating and cooling distribution system to minimize energy

consumption.

Plumbing. All plumbing shall incorporate the following:

o All showerheads, lavatory faucets, and sink faucets shall comply with the California Energy Conservation flow rate
standards.

e Lowflush toilets shall be installed where applicable as specified in California State Health and Safety Code Section
17921.3.

o All hot water piping and storage tanks shall be insulated. Energy efficient boilers shall be used.

Lighting. design for building interiors shall support the use of:

e Compact fluorescent light bulbs or equivalently efficient lighting.

e Natural day lighting through site orientation and the use of reflected light.

e  Skylight/roof window systems.

e Light colored building materials and finishes shall be used to reflect natural and artificial light with greater efficiency
and less glare.

e A multi-zone programmable dimming system shall be used to control lighting to maximize the energy efficiency of
lighting requirements at various times of the day.

e Provide a minimum of 2.5 percent of the project’s electricity needs by on-site solar panels.

Building Design. Building design and construction shall incorporate the following elements:

e Orient building locations to best utilize natural cooling/heating with respect to the sun and prevailing winds/natural
convection to take advantage of shade, day lighting and natural cooling opportunities.

e Utilize natural, low maintenance building materials that do not require finishes and regular maintenance.

¢ Roofing materials shall have a solar reflectance index of 78 or greater.

e All supply duct work shall be sealed and leak-tested. Oval or round ducts shall be used for at least 75 percent of
the supply duct work, excluding risers.

e Energy Star or equivalent appliances shall be installed.

e A building automation system including outdoor temperature/humidity sensors will control public area heating, vent,
and air conditioning units

Landscaping. The developer shall submit for review and obtain approval from County Planning of landscape and

irrigation plans that are designed to include drought tolerant and smog tolerant trees, shrubs, and groundcover to ensure

the long-term viability and to conserve water and energy. The landscape plans shall include shade trees around main

buildings, particularly along southern and western elevations, where practical.

Irrigation. The developer shall submit irrigation plans that are designed, so that all common area irrigation areas shall

be capable of being operated by a computerized irrigation system, which includes either an on-site weather station, ET

gauge or ET-based controller capable of reading current weather data and making automatic adjustments to

independent run times for each irrigation valve based on changes in temperature, solar radiation, relative humidity, rain

and wind. In addition, the computerized irrigation system shall be equipped with flow sensing capabilities, thus

automatically shutting down the irrigation system in the event of a mainline break or broken head. These features will

assist in conserving water, eliminating the potential of slope failure due to mainline breaks and eliminating over-watering

and flooding due to pipe and/or head breaks.

Recycling. Exterior storage areas for recyclables and green waste shall be provided. Where recycling pickup is

available, adequate recycling containers shall be located in public areas. Construction and operation waste shall be

collected for reuse and recycling.
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h) Transportation Demand Management (TDM) Program. The project shall include adequate bicycle parking near building
entrances to promote cyclist safety, security, and convenience. Preferred carpool/vanpool spaces shall be provided
and, if available, mass transit facilities shall be provided (e.g. bus stop bench/shelter). The developer shall demonstrate
that the TDM program has been instituted for the project or that the buildings will join an existing program located within
a quarter mile radius from the project site that provides a cumulative 20% reduction in unmitigated employee commute
trips. The TDM Program shall publish ride-sharing information for ride-sharing vehicles and provide a website or
message board for coordinating rides. The Program shall ensure that appropriate bus route information is placed in
each building.

LAND USE SERVICES DEPARTMENT — Building and Safety Division (909) 387-8311

Construction Plans: Any building, sign, or structure to be constructed or located on site, will require professionally prepared
plans based on the most current County and California Building Codes, submitted for review and approval by the Building
and Safety Division.

The “Building Setback Line, Buildable-Use Area, and Restricted-Use Zone” as shown on Plate 3a, Revised Geologic Site
Map in the Response Report referenced above shall be shown on the As-Graded/As-Built Grading Plan and on the
Composite Development Plan, as well as on any other development plans. These plans shall be submitted to the County
for review and approval prior to issuance of building permits.

The results of the geologic in-grading inspections/observations shall be shown on a geologic map accompanying the As-
Graded/As-Built Grading Plan, along with any new geologic logs. These plans and logs, along with a Geologic As-Graded
report, shall be submitted to the County Geologist for review and approval prior to the issuance of building permits.

The project geologist shall provide a recoverable point for the geophysical refraction survey line and tie the survey to this
recoverable monument (A-146, Item 12). The location of this monument, and the distance and direction to at least one of
the endpoints of S-1, shall be submitted to the County Geologist for review and approval prior to issuance of building permits.

A revised geotechnical engineering report for the subject project, referencing and utilizing the recommendations provided by
the Geologic Report, as modified by the Response Report, shall be submitted to the County Geologist for review and
approval when building plans are submitted to the County. As part of the geotechnical report, the project geotechnical
engineer shall quantify the anticipated amount of secondary seismic settlement and provide recommendations to mitigate
the potential for seismic settlement to affect the site.

The project geologist shall review and approve the location of the “Building Setback Line” and “Restricted-Use Zone” as
plotted on the Composite Development Plan, as well as all other project development plans, including, but not limited to
grading plans, foundation plans, and building plans. The geological consultant shall sign and stamp the foundation, grading
and building plans indicating that the plans conform to the geological report recommendations. All final plans signed and
approved by the project geologist shall be submitted to the County for review and approval prior to the issuance of building
permits.

The “Building Setback Line, Buildable-Use Area, and Restricted-Use Zone” as shown on Plate 3a, Revised Geologic Site
Map in the Response Report referenced above, or any subsequent revisions: shall be incorporated into the trust deed for
the project site and/or subject parcels.

The following Notice shall be entered in the County Parcel System for each of the following Assessor Parcel Numbers: 0583-
212-01, -02, -03, -04, -06, & -21. “This parcel is located within the Alquist-Priolo Earthquake Fault Zone. The “Building
Setback Line, Buildable-Use Area, and Restricted-Use Zone” associated with the Terra Geosciences report and responses,
dated March 24, 2016, and December 26, 2016, (on file in the Land Use Services Department), respectively, shall be shown
on all development plans. A Geologic As-Graded report shall be submitted to the County Geologist for review and approval
prior to plan approval and corresponding building permit issuance.”
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LAND USE SERVICES DEPARTMENT — Land Development Division — Road Section (909) 387-8311

Road Dedication/Improvements. The developer shall submit for review and obtain approval from the Land Use Services
Department the following dedications and plans for the listed required improvements, designed by a Registered Civil
Engineer (RCE), licensed in the State of California.

Twentynine Palms HWY (Major Highway — 104’)

e Road Dedication. A 2 foot grant of easement is required to provide a half-width right-of-way of 52 feet.

e Caltrans Review. Obtain comments from Caltrans for access requirements and working within their right-of-way.

Senilis Avenue (Collector — 66’)

e Street Improvements. Design curb and gutter with match up paving_22_feet from centerline.
e Sidewalks. Design sidewalks per County Standard 109 Type “C”.

e Curb Returns and Sidewalk Ramps. Curb returns and sidewalk ramps shall be designed per County Standard 110.
Adequate easement shall be provided to ensure sidewalk improvements are within Public right-of-way.

Unnamed Alley (Full Width — 20")

e Vacate. Alleyway Access shall be no less than 20 feet in width. Alley diversion to receive recommendation for
approval of vacation from the Highway Planning Technical Committee (HPTC), Department of Public Works. A
processing fee shall be required prior to vacation and the vacation shall be finalized prior to certificate of occupancy.
Contact Transportation Right-of-Way at (909) 387-7951 to obtain additional information.

o Alley Diversion Alleyway Access to receive recommendation for approval of vacation from the Highway Planning
Technical Committee (HPTC), Department of Public Works. A processing fee shall be required prior to vacation and
the vacation shall be finalized prior to certificate of occupancy. Contact Transportation Right-of-Way at (909) 387-7951
to obtain additional information.

Road Standards and Design. All required street improvements shall comply with latest San Bernardino County Road
Planning and Design Standards and the San Bernardino County Standard Plans. Road sections shall be designed to Desert
Road Standards of San Bernardino County, and to the policies and requirements of the County Department of Public Works
and in accordance with the General Plan, Circulation Element.

Street Improvement Plans. The developer shall submit for review and obtain approval of street improvement plans prior to
construction. Final plans and profiles shall indicate the location of any existing utility facility or utility pole which would affect
construction, and any such utility shall be relocated as necessary without cost to the County. Street improvement plans shall
not be approved until all necessary right-of-way is acquired.

Construction Permits. Prior to installation of road and drainage improvements, a construction permit is required from County
Public Works, Transportation Operations Division, Permit Section, (909) 387-8046, as well as other agencies prior to work
within their jurisdiction. Submittal shall include a materials report and pavement section design in support of the section
shown on the plans. Applicant shall conduct classification counts and compute a Traffic Index (T1) Value in support of the
pavement section design.

Soils Testing. Any grading within the road right-of-way prior to the signing of the improvement plans shall be accomplished
under the direction of a soils testing engineer. Compaction tests of embankment construction, trench back fill, and all sub-
grades shall be performed at no cost to San Bernardino County and a written report shall be submitted to the Transportation
Operations Division, Permits Section of County Public Works, prior to any placement of base materials and/or paving.
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Transitional Improvements. Right-of-way and improvements (including off-site) to transition traffic and drainage flows from
proposed to existing, shall be required as necessary.

Street Gradients. Road profile grades shall not be less than 0.5% unless the engineer at the time of submittal of the
improvement plans provides justification to the satisfaction of County Public Works confirming the adequacy of the grade.

Slope Tests. Slope stability tests are required for road cuts or road fills per recommendations of the Geotechnical Engineer
to the satisfaction of County Public Works.

DEPARTMENT OF PUBLIC WORKS — Traffic Division (909) 387-8186

The applicant shall design their street improvement plans to include the following: Driveway. The driveway located on SR-
62 to be a right in/right out only with design criteria and signage approved by Caltrans.

e Driveway. The driveway located on SR-62 to be a right in/right out only with design criteria and signage approved by
Caltrans.

The applicant may be required to relocate signal poles and related equipment pursuant to Land Development and Caltrans
road improvement requirements. If an impact to the signals is identified in the design and/or permitting phase(s) with either
agency, a traffic signal modification plan shall be required for the southeast corner of SR-62 and Senilis Avenue.

PUBLIC HEALTH — Environmental Health Services [DEHS] (800) 442-2283

Water. Water purveyor shall be Golden State Water Company.

Water Letter. Applicant shall procure a verification letter from the water agency with jurisdiction. This letter shall state
whether or not water connection and service shall be made available to the project by the water agency. This letter shall
reference the Assessor’s Parcel Number. For projects with current active water connections, a copy of water bill with project
address may suffice. For information, contact the Water Section at 800-442-2283.

Sewer. Method of sewage disposal shall be an EHS approved onsite wastewater treatment system (OWTS).

If sewer connection and/or service are unavailable, onsite wastewater treatment system(s) may then be allowed under the
following conditions: A soil percolation report shall be submitted to DEHS for review and approval. If the percolation report
cannot be approved, the project may require and alternative OWTS. For information, please contact the Wastewater Section
at 1-800-442-2283.

Septic System. Existing septic system can be used if applicant provides certification from a qualified professional (i.e.,
Professional Engineer (P.E.), Registered Environmental Health Specialist (REHS), C42 contractor, Certified Engineering
Geologist (C.E.G.), etc.) that the system functions properly, meets code, and has the capacity required for the proposed
project. Applicant shall provide documentation outlining methods used in determining function.

Written clearance shall be obtained from the designated California Regional Water Quality control Board (listed below) and
a copy forwarded to the Division of Environmental health Services.

B. Colorado River Basin Region, 73-720 Fred Waring Dr., Suite 100, Palm Desert, CA 92260, 760-346-7491.

Acoustical Information. Submit preliminary acoustical information demonstrating that the proposed project maintains
noise levels at or below San Bernardino County Noise Standard(s), Development Code Section 83.01.080. The purpose
is to evaluate potential future on-site and/or adjacent off-site noise sources. If the preliminary information cannot
demonstrate compliance, a project specific acoustical analysis shall be required. Submit information/analysis to the
DEHS for review and approval. For information and acoustical checklist, contact DEHS at 1-800-442-2283.

Demolition. All demolition of structures shall have a vector inspection prior to the issuance of any permits pertaining to
demolition or destruction of any such premises. For information, contact DEHS Vector Section at 1-800-442-2283.
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Food Establishments. Plans for food establishments shall be reviewed and approved by DEHS. For information, call
DEHS/Plan Check at: 1-800-442-2283.

DEPARTMENT OF PUBLIC WORKS — Solid Waste Management (909) 386-8701

Construction and Demolition Waste Management Plan (CDWMP) Part 1 — The developer shall prepare, submit, and obtain
approval from SWMD of a CDWMP Part 1 for each phase of the project. The CWMP shall list the types and weights or
volumes of solid waste materials expected to be generated from construction. The CDWMP shall include options to divert
from landfill disposal, materials for reuse or recycling by a minimum of 50% of total weight or volume. Forms can be found
on our website at http://cms.sbcounty.gov/dpw/solidwastemanagement.aspx. An approved CDWMP Part 1 is required
before a demolition permit can be issued.

MORONGO VALLEY FIRE DEPARTMENT — (760) 363-6454

Fire Flow. The Interim Fire Chief of Morongo Valley Community Service District's Fire Department has authorized the
decrease of the fire flow requirements or the decrease of the minimum amount of water supply needed for the subject
project. The authorization shall be in accordance with the California Fire Code Appendix B. This authorization shall apply
to: Decrease the fire flow requirements to #750 gallons per minute (gpm) for duration of #2 hours(s).

Project Plans:

All building projects shall comply with the current California Building Codes and California Fire Codes.

Submit building plans for review and approval.

Submit site civil plans including utility and landscaping for review and approval.

Submit fuel island dispensing and underground fuel tank plans for review and approval.

Submit five protection plans including fire sprinkler, fire alarm, underground fire line piping and hydrant locations.

PRIOR TO FINAL INSPECTION OR OCCUPANCY
The Following Shall Be Completed

LAND USE SERVICES DEPARTMENT — Planning Division (909) 387-8311

Shield Lights. Any lights used to illuminate the site shall include appropriate fixture lamp types as listed in SBCC Table 83-7
and be hooded and designed so as to reflect away from adjoining properties and public thoroughfares and in compliance
with SBCC Chapter 83.07, “Glare and Outdoor Lighting” (i.e. “Dark Sky Ordinance).

Fees Paid. Prior to final inspection by Building and Safety Division and/or issuance of a Certificate of Conditional Use by the
Planning Division, the applicant shall pay in full all fees required under actual cost job number P201600219.

Caltrans Sign. The developer shall install R3-5 (Right-Turn Only) sign at the driveway on Twentynine Palms Highway.
Caltrans Standard Plan. Install the striping Detail 29, as per Caltrans Standard Plan, on the centerline of SR-62 with a left-

turn pocket at Senilis Avenue intersection. Detail 29 should extend to easterly approximately 50 feet from the subject site
property line.

Caltrans Driveway Standard. The driveway access on Twentynine Palms Highway shall conform to Caltrans standards.

Caltrans Encroachment Permit. Issuance of a Caltrans Encroachment permit will be required for any work or construction
performed within, under, or over the State Right-of-Way. All comments in No’s 96 — 98 should be addressed prior to
proceeding with the Encroachment Permit process.

Caltrans Permit Issuance. Review and approval of street, grading and drainage construction plans will be necessary prior
to permit issuance.

Mitigation Measures are shown in Italics
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99.

100.

101.

102.

103.

104.

105.

106.

107.

108.

CCRF/Occupancy. Prior to occupancy/use, all Condition Compliance Release Forms (CCRF) shall be completed to the
satisfaction of County Planning with appropriate authorizing signatures from each affected agency.

Screen Rooftop. All roof top mechanical equipment is to be screened from ground vistas.

Parking Improvements: On-site parking and circulation improvements shall be installed, inspected and approved as
being in compliance with the approved Final Development Plan. The following shall be completed:

a) Markings. All circulation markings shall be clearly painted and permanently maintained, including arrows
painted to indicate direction of traffic flow.

b) Crosswalks. All on-site internal pedestrian crosswalks shall be delineated with a minimum 3” white or yellow
painted line stripe. All pedestrian crossings in public right-of-way shall be per County Standards.

C) Stops. All internal parking lot driveway intersections shall be installed with a painted stop limit line and shall
have a breakaway pole “STOP” sign and/or painted “STOP” lettering on the paving in front of the limit line.

d) Parking Space Striping. All paved parking stalls shall be clearly striped and permanently maintained. All
paved parking stalls shall be striped with double/hairpin lines with the two lines being located an equal nine
inches on either side of the stall sidelines.

e) Multi-modal. All required multi-modal amenities (e.g. bike stands, motorcycle parking, mass transit access,
carpool preferred parking, vanpool passenger pickup etc.) shall be installed per approved plans.

Disabled Parking Installed. Parking for the disabled with paths of travel to the main building entries shall be installed
per SBCC 883.11.060. Disabled access parking spaces shall be clearly and continually designated with pavement
markings and signs.

Landscaping Installed. All proposed landscaping, hardscape, exterior features (benches, walkways, bike racks etc),
walls and fencing shall be installed as shown on the approved landscaping plan for each phase of development. All
improvements shall be completed prior to receiving final occupancy.

Landscape Certificate of Compliance submittal. Pursuant to Section 83.10.100 of the County Development Code, prior to
the issuance of the certificate of occupancy or final inspection for a project, a Landscape Certificate of Completion shall be
submitted to the Land Use Services Department, Planning Division certifying that the landscape has been installed in
accordance with the approved project specific landscape documentation package. The Landscape Certificate of Completion
shall be signed and dated by the licensed professional who prepared the plans.

GHG - Installation/Implementation. The developer shall submit for review and obtain approval from County Planning
evidence that all applicable GHG reduction measures have been installed, implemented and that specified performance
objectives are being met.

Landscaping/Irrigation. All landscaping, dust control measures, all fences, etc. as delineated on the approved Landscape
Plan shall be installed. The developer shall submit the Landscape Certificate of Completion verification as required in SBCC
Section 83.10.100. Supplemental verification should include photographs of the site and installed landscaping.

LAND USE SERVICES DEPARTMENT — Building and Safety Division (909) 387-8311

Condition Compliance Release Form Sign-off: Prior to occupancy all Department/Division requirements and sign-off’s shall
be completed.

LAND USE SERVICES DEPARTMENT — Land Development Division — Drainage Section (909) 387-8311

Drainage Improvements. All required drainage improvements shall be completed by the applicant. The private registered
engineer shall inspect improvements outside the County right-of-way and certify that these improvements have been
completed according to the approved plans. Certification letter shall be submitted to Land Development.

Mitigation Measures are shown in Italics
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109.

110.

111.

112.

113.

114.

115.

116.

117.

118.

119.

120.

121.

122.

LAND USE SERVICES DEPARTMENT — Land Development Division — Road Section (909) 387-8311

Vacation. Vacation process shall be completed by recordation of a Tract Map Parcel Map Board Resolution or other
instrument as accepted by the Land Development Division. Proof of recordation and completion of the vacation process
shall be provided to the Land Development Division prior to occupancy.

LDD Requirements. All LDD requirements shall be completed by the applicant prior to occupancy.

Road Improvements. All required on-site and off-site improvements shall be completed by the applicant, inspected and
approved by County Public Works. Completion of road and drainage improvements does not imply acceptance for
maintenance by the County.

Caltrans Approval. Obtain approval from Caltrans for access requirements and working within their right-of-way.

Open Roads/Cash Deposit. Existing County roads, which will require reconstruction, shall remain open for traffic at all times,
with adequate detours, during actual construction. A cash deposit shall be made to cover the cost of grading and paving
prior to issuance of road encroachment permit. Upon completion of the road and drainage improvement to the satisfaction
of the Department of Public Works, the cash deposit may be refunded.

Structural Section Testing. A thorough evaluation of the structural road section, to include parkway improvements, from a
qualified materials engineer, shall be submitted to County Public Works.

DEPARTMENT OF PUBLIC WORKS — Solid Waste Management (909) 386-8701

Construction and Demolition Waste Management Plan (CDWMP) Part 2 — The developer shall complete SWMD’s CDWMP
Part 2 for construction and demolition. This summary shall provide documentation of actual diversion of materials including
but not limited to receipts, invoices or letters from diversion facilities or certification of reuse of materials on site. The CDWMP
Part 2 shall provide evidence to the satisfaction of SWMD that demonstrates that the project has diverted from landfill
disposal, material for reuse or recycling by a minimum of 50% of total weight or volume of all construction waste.

MORONGO VALLEY FIRE DEPARTMENT — (760) 363-6454

Fire Hydrants. Underground fire lines and fire hydrants shall be installed per NFPA 24.

Fire Sprinkler. The proposed project is required to be fire sprinklered per Morongo Valley Fire and the installed per CFC
903.3/CFC 102.9 / NFPA 13.

Fire Protection. The proposed project requires the fire protection system to be electronically supervised and all signals
be transmitted to an approved central station per CFC 903.4 and NFPA 72,

Fire Riser. Provide a Fire Riser Room that will provide for the all associated equipment within an environmental controlled
area that is maintained above 40-degree and below 100-degree. NFPA 20 / NFPA 72.

Key Box. Provide an approved KNOX Box Series 3200, to be located to access the Fire Pump area and building. CFC
506.

Building Address. Provide building address that is visible from the roadway fronting the property. CFC 505

COUNTY FIRE DEPARTMENT — Hazardous Materials Division (909) 386-8401

Prior to installation, plans for underground storage tank systems shall be reviewed and approved by Office of the Fire
Marshal, Hazardous Materials Division. Submit copies of City of approved plans for review. For additional information
contact 909.386.8464.

Mitigation Measures are shown in Italics
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123. Prior to occupancy, the business operator shall be required to apply for one or more of the following permits, or apply for
exemption from hazardous materials laws and regulations: a Hazardous Materials Handler Permit, a Hazardous Waste
Generator Permit, an Aboveground Storage Tank Permit, and/or an Underground Storage Tank Permit.

124. Application for one or more of these permits shall occur by submitting a hazardous materials business plan using the
California Environmental Reporting System (CERS) http://cers.calepa.ca.gov/

END OF CONDITIONS

Mitigation Measures are shown in Italics
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DARK BRONZE W/ CLEAR GLASS STOREFRONT SYSTEM
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WALL MOUNTED LIGHT FIXTURE. SEE ELECTRICAL PLAN

SES PANEL LOCATION. SEE ELECTRICAL PLAN

ROOF LINE AND HVAC UNITS

STUCCO EXPANSION JOINT WITH FRY REGLET PCS-375-50. SEE DETAIL 4/A8.1
ROOF DRAIN TAIL

ADDRESSING LOCATION: 8" TALL INCH BLACK NUMBERS.
FINAL AREA LOCATION TO BE DETERMINED BY FIRE DEPARTMENT.

4x8x16 CMU VENEER, SPLIT FACE BY WESTERN BLOCK, GROUTED TO MATCH CMU COLOR
4x4x8 SOLID CMU CAP

STUCCO SCORE LINE WITH FRY REGLET. SEE DETAILS 7/A8.1
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STONE VENEER, INSTALL PER MFR. SPECS. INSTALL GROUTED. GROUT TO MATCH STONE COLOR
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FOAM BAND
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SAN BERNARDINO COUNTY
INITIAL STUDY ENVIRONMENTAL CHECKLIST FORM

This form and the descriptive information in the application package constitute the contents of Initial Study
pursuant to County Guidelines under Ordinance 3040 and Section 15083 of the State CEQA Guidelines.

PROJECT LABEL.:
APN:  0583-212-01—06 & 21
APPLICANT: Wiliam Scarbrough USGS Quad: Morongo Valley
COMMUNITY: Morongo Valley/3® Supervisorial District T, R Section: 1:.1S R:4E Sec.29
LOCATION: Southeast Comer of Twentynine Palms Hwy
and Senilis Avenue, Morongo Valley
PROJECT NO: P201600219 Planning Area: Morongo Valley Community Plan
STAFF: Aron Liang Land Use Zoning: (MV/CG)—General Commercial, AND
(MV/RS-10M}-Single-Residential-
10,000-square-foot minlmum lot size.
REP{'S): Samse as applicant
PROPOSAL: A General Plan Land Use District Overlays: Fire Safety 2 (FS2), Algquist-Priolo

Earthquake Fault Zone, Biotlc Resource
(BR)

Amendment from Single Residential-
10,000-square-foot minimum lot size (RS-
10M) to General Commercial (CG) Zoning
District, Conditional Use Pemmit to
construct a 4,968-square-foot convenisnce
store with 12 motor vehicle fuel sale
pumps, and a Varance to permit
encroachment Into street slde and rear
setbacks, on an approximately 1.20 acres,
located at the northeast comer of
Twentynine Palms Highway and Senilis
Avenue, in the General Commercial
{MV/CG) and Single Residential (MV/RS-
10M) zoning districts.

PROJECT CONTACT INFORMATION:

Lead agency: County of San Bernardino
Land Use Services Department—Current Planning
385 North Arrowhead Avenue
San Bernardino, CA 92415-0182
Contact person: Aron Liang, Planner
Phone No: (909) 387-0235
Project Sponsor: William Scarbrough
Land Development Consultants, Inc.
1811 N. Tatum Boulevard, Suite 1051
Phoenix, AZ 85028
Phone No: (602) 850-8141
PROJECT DESCRIPTION:

The project applicant, Land Development Consultants, LLC (LDC) proposes to construct a 4,968-square-foot
Circle K convenience store and fueling station on the project site. The fuel sales would consist of 12 pumps
under a new 146-foot x 24-foot fuel canopy. On-site amenities would include a convenience store, a 3,504~
square-foot fuel canopy consisting of 12 fuel pumps, air/water pressure station, bike rack, enclosed trash facilities
and a parking lot. Landscaping for the project would involve excavation and grading. Approximately 73.14
percent of the site would be buildings, and the remaining impervious areas. Approximately 26.60 percent, or
12,665 square feet, of the project site will be landscaped. Thus, meeting the San Bernardino County
Development code requirement of a minimum of 20 percent of retail use area or 1,000 square feet (whichever is
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greater). The existing market on the site would be demolished as part of the proposed project. A proposed 6-
foot screen wall will be implemented along the northern and eastern borders of the project site to provide
screening from adjacent uses. The project will require the submittal of a General Plan Amendment (GPA),
Conditional Use Permit (CUP), Major Variance (VAR) and Lot Merger application. The Lot Merger is to combine
all of the project parcels into one property; the CUP is needed to obtain approval for the project as a Convenience
and Support Service station; the Major Variance is to allow encroachment of the building into the sireet side-yard
and rear setback; and the General Plan Amendment to change the zoning of the small, 0.24-acre parcel from
MVRS-10M to MC/CG.

Circulation and Access/Parking

The parking lot will provide 26 available spaces for employees and customers. There will be 24 standard parking
spaces and one accessible parking space, along with two bicycle parking racks and one space for loading
purposes. The San Bemardino Development Code requires 1 parking space per 250 square feet of general
retail gross leasable area. At 4,968 square footage of building area, the project is required to provide 20 parking
stalls. Thus, the project will meet the County’s code requirements. Additionally, the project will require the
vacation of the existing alleyway and dedication of new alleyway.

Primary access to the site would be provided by two proposed future access driveways. Driveway 1 will be
located off on Twentynine Palms Highway on the northwestern portion of the project site and is proposed to allow
for right-in/right-out access only, as shown on the proposed site plan (Exhiblit 3). Driveway 2 will be provided at
the southern site boundary and is proposed to allow for full access, along Senilis Avenue. Both driveways will
be stop controlled. The project driveways will be designed to accommodate truck-turning movements, allowing
trucks access to the site without disrupting opposing traffic.

The site plan has been designed to incorporate a bus turnout consistent with Merongo Basin Transit Authority
requirements and Caltrans’ recommendations. The bus turnout is proposed to be located in front of the project
site along Twentynine Palms Highway. The bus turnout includes a bus stop and shelter, front and rear ADA
loading area.

The Morongo Valley Community Plan was adopted in 2007 and establishes the following applicable objectives
and policies that are relevant to the project's bus tumout design:

Land Use Element
« Goal MV/LU 3: Enhance residential and commercial development by encouraging and accommodating
mass transit facilities.
s Policy MV/LU 3.1: Where appropriate, work with the Morongo Basin Transit Authority to incorporate site
design features to accommodate and to access mass transit facilities, such as bus stops, bus turn-outs
and other passenger amenities.

Construction

The existing commercial building, approximately 3,000 square feet, that currently occupies the project site will
be demolished to allow for construction of the new Circle K facility. Approximately 10 trees along the southemn
and central portions of the project site will be removed during construction, after a tree removal pemmit is obtained.
Landscaping for the project would involve excavation and grading. Approximately 73.14 percent of the site would
be lot coverage. Approximately 26.60 percent, or 12,665 square feet, of the project site will be landscaped.
Thus, meeting the San Bernardino County Development code requirement of a minimum of 20 percent of retail
use area or 1,000 square feet (whichever is greater). The project is proposed to be developed in one phase with
an anticipated opening year of 2017.

Operation
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During the operational phase of the project, customers would be allowed access to fueling stations and the
convenience store, which may be operated 24 hours a day, 7 days a week. Facility staff would oversee fusling
services, convenience store cashier duties, site maintenance, and other daily tasks. There would be two to four
employees per shift, with three shifts per day.

Exhibit 1 illustrates the regional location. Exhibit 2 illustrates the vicinity location and Exhibit 3 illustrates the
proposed project site.

ENVIRONMENTAL/EXISTING SITE CONDITIONS:

The project site is an existing food mart and deli, located at 49727 Twentynine Palms Hwy, in the unincorporated
area of San Bernardino County in the Morongo Valley area. The partial project site is disturbed and contains
existing retail building and parking lot. According to the Phase 1 Site Assessment, the site contained a former small
retail fueling system, including underground storage tanks and a fuel dispensing island.

The area surrounding the project site is predominantly residential and general commercial. Single-family homes
on parcels of land (occupy the neighboring residential areas, while businesses occupy nearby general
commercial parcels of land. The project site contains a small parking lot that provides parking for the existing
market that is located on the northeastern portion of the site. Trees and heavily disturbed land are located on
the southern portion of the project site. Residential uses border the north and east of the project site. The
properties to the west, across Twentynine Palms Highway, include real estate businesses and a psychic reader
business. There is a bus stop located along Twentynine Palms Highway on the western border of the project
site.

AREA EXISTING LAND USE LAND USE/OVERLAY DISTRICT

Site Retail Store/Vacant (MV/CG)(MV-RS-10M)}—General Commercial,
Single-Residential.

North Vacant Properties, Commercial, and Single- | (MV/CG)—General Commercial
Family Structures

South Vacant Properties (MV/RS-10M)—Single Residential-10,000 sq.ft.
min.

East Single-Family Structures (MV/RS-10M)—Single Residential-10,000 sq.ft.
min.

West Vacant Properties and Commercial Uses (MV/CG)y—General Commercial

Other public agencies whose approval is required (e.g., permits, financing approval, or participation agreement.):

STATE: Colorado River Regional Water Quality Control Board (CRGWQC)

COUNTY: Land Use Services-Building and Safety and Land Development, County Fire; Public Health-
Environmental Health Services (DEHS), Public Works, AND

LOCAL: Golden State Water Company
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EVALUATION FORMAT

This initial study is prepared in compliance with the California Environmental Quality Act (CEQA) pursuant to
Public Resources Code Section 21000, et seq. and the State CEQA Guidelines (California Code of Regulations
Section 15000, et seq.). Specifically, the preparation of an Initial Study is guided by Section 15063 of the State
CEQA Guidelines. This format of the study is presented as follows. The project is evaluated based upon its
effect on seventeen (17) major categories of environmental factors. Each factor is reviewed by responding to a
series of questions regarding the impact of the project on each element of the overall factor. The Initial Study
Checklist provides a formatted analysis that provides a determination of the effect of the project on the factor
and its elements. The effect of the project is categorized into one of the following four categories of possible
determinations:

Potentially | Less than Significant | Less than Significant No impact
Significant Impact With Mitigation Incorporated

Substantiation is then provided to justify each determination. One of the four following conclusions is then
provided as a summary of the analysis for each of the major environmental factors.

1. No Impact: No impacts are identified or anticipated and no mitigation measures are required.

2. Less than Significant: No significant adverse impacts are identified or anticipated and no mitigation
measures are required.

3. Less than Significant with Mitigation Incorporated: Possible significant adverse impacts have been
identified or anticipated and the following mitigation measures are required as a condition of project approval
fo reduce these impacts to a level below significant. The required mitigation measures are: (List of mitigation
measures)

4. Potentially Signiflcant Impact: Significant adverse impacts have been identified or anticipated. An
Environmental Impact Report (EIR) is required to evaluate these impacts, which are (List of the impacts
requiring analysis within the EIR).

At the end of the analysis the required mitigation measures are restated and categorized as being either self-
monitoring or as requiring a Mitigation Monitoring and Reporting Program.
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

The environmental factors checked below would be potentially affected by this project, involving at least one
impact that is a “Potentially Significant Impact” as indicated by the checklist on the following pages.

OOooOoOggd

Agriculture and Forestry

Aesthetics O ResoLrces [0 Air Quality

Biological Resources O Cultural Resources ] Geology/Soils
Greenhouse Gas Emissions [] Hazards & Hazardous Materials []  Hydrology/Water Quality
Land Use/Planning [] Mineral Resources O Noise
Population/Housing [J Public Services [0 Recreation
Transportation/Traffic ] Utilities/Service Systems O g.g:.‘}?::r?o: indings of

DETERMINATION: (To be completed by the Lead Agency)

On the basis of thig initial evaluation, the following finding is made:

The proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE
DECLARATION shall be prepared.

Although the proposed project could have a significant effect on the environment, there shall not be a
significant effect in this case because revisions in the project have been made by or agreed to by the
project proponent. A MITIGATED NEGATIVE DECLARATION shall be prepared.

The proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL
IMPACT REPORT is reqguired.

The proposed project MAY have a “potentially significant impact® or “potentially significant unless
mitigated” impact on the environment, but at least one effect 1) has been adequately analyzed in an earlier
document pursuant to applicable legal standards, and 2) has been addressed by mitigation measures
based on the earlier analysis as described on attached sheets. An ENVIRONMENTAL IMPACT REPORT
is required, but it must analyze only the effects that remain to be addressed.

Although the proposed project could have a significant effect on the environment, because all potentially
significant effects {(a) have been analyzed adequately in an earlier EIR or NEGATIVE DECLARATION
pursuant to applicable standards, and (b) have been avoided or mitigated pursuant to that earlier EIR or
NEGATIVE DECLARATION, including revisions or mitigation measures that are imposed upon the
proposed project, nothing further is required.

Signature:

C/i/1]

red by V Lian nior Planner ? !}O’ 7

5
Signature'."B’av:d Prusch, Supervising Planner D te |
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Issues Potentially Less than Less than No
Significant Significant Significant Impact
Impact with
Mitigation
Incorp.

AESTHETICS—Would the project

d)

Have a substantial adverse effect on a scenic vista?

[ O X L1

Substantially damage scenic resources, including but not
limited to, trees, rock outcroppings, and historic buildings
within a state scenic highway? O ] X O

Substantially degrade the existing visual character or
quality of the site and its surroundings? Il I X O

Create a new source of substantial light or glare, which
would adversely affect day or nighttime views in the

area? O O X O

SUBSTANTIATION (Check |_| if project is located within the view-shed of any Scenic Route listed in

the General Plan):

| a)

i b)

je)

Less than Significant. The project site is located within a Scenic Resources/Scenic Route (SR-62)
Overlay. Features that may be considered scenic resources in the vicinity of the project site are the
Big Morongo Canyon Preserve located approximately 4.5 miles east of the project site and the Mission
Creek Preserve located approximately 3.1 miles southwest of the project site. Views of these
resources from the project site are partially obstructed by existing development near the project site.
The property to the south, across Senilis Avenue, is a retail-branded Chevron gasoline fuel station.
The properties to the north and east are residential. The properties to the west, across Twentynine
Palms Highway, include a real estate business and a psychic reader business. The project is currently
occupied by an existing commercial building and parking lot.

The project site is 1.16 acres, and the proposed 4,968-square-foot building would occupy
approximately 10.62 percent of the site area. The maximum building height allowed is 35 feet. Given
the small mass and scale of the building, approximately 23-feet, 8-inches, views of scenic vistas will
not be substantially blocked or degraded. Therefore, impacts to scenic vistas would be less than
significant.

Less than Significant. As discussed above, the project site is located in a Scenic Route (SR-62)
Overlay. However, the project site itself does not contain any scenic resources such as rock
outcroppings or historic buildings located within the viewshed of a state scenic highway. The property
is partially paved with asphalt and trees are located on the southeastern part of the project site. There
are no protected tree species on the property (such as public, landmark, or street trees). Therefore,
project implementation would not damage scenic resources within a state scenic highway.

Less than Significant. The project site is partially paved with little vegetation. The project is located
in an area that is already developed with existing commercial and residential uses along Twentynine
Palms Highway. The project would slightly alter the appearance of the site by replacing the existing
convenience store with a Circle K convenience store, along with 12 mot or vehicle fuel pumps.
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I d)

A project is generally considered to have a significant impact on visual character if it substantially
changes the character of the project area such that it becomes visually incompatible or visually
unexpected when viewed in the context of its surroundings. Because various types of commercial
development, including a gasoline service station and real estate business already exist in the area,
the proposed project would not be visually incompatible or unexpected when viewed in the context of
its surroundings.

In addition, development of the site would be required to adhere to the County's design standards that
regulate architectural design, landscaping, and signage, resulting in a visually attractive appearance.
By complying with these requirements, impacts would be less than significant.

Less than Significant. There are two primary sources of light: light emanating from building interiors
that pass through windows, and light from exterior sources (e.g., street lighting, parking lot lighting,
building illumination, security lighting, and landscape lighting). Depending upon the location of the
light source and its proximity to adjacent light-sensitive uses, light introduction can be a nuisance,
affecting adjacent areas and diminishing the view of the clear night sky. Light spillage is typically
defined as unwanted illumination from light fixtures on adjacent properties.

The project site is located within a commercial and residential area. Existing lighting conditions in the
project area include light emanating from building interiors, security lights, and the surrounding
commercial and residential land uses, as well as nearby street lighting. The project would create new
sources of light due to lighting from the proposed motor vehicle fuel station canopy.

There are light-sensitive residential uses to the north and east of the project site. These properties
would not experience a substantial change in lighting conditions, as the existing convenience store
currently utilizes similar lighting (landscape, security, interior). Although the proposed project would
add additional lighting sources on-site, these new sources of lighting would be in keeping with existing
lighting patterns in the area.

In addition, the outdoor lighting fixtures would be shielded, in accordance with the standards contained
in Table 83-7 “Shielding Requirements for Outdoor Lighting in the Mountain Region and Desert
Region” of the County’s Development Code (also known as the “Dark Sky" requirements).

The proposed project would not create a new source of substantial light or glare. Impacts would be
less than significant.

Mitigation Measures
No significant adverse impact is anticipated; therefore, no mitigation is required.
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Potentially  Less than
Significant
Impact

Less than
Significant  Significant
with

Mitigation
Incorp.

No

impact

AGRICULTURE AND FORESTRY RESOURCES—In
determining whether impacts to agricultural resources
are significant environmental effects, lead agencies may
refer to the California Agricultural Land Evaluation and
Site Assessment Model (1997) prepared by the
California Dept. of Conservation as an optional model to
use in assessing impacts on agriculture and farmland. In
determining whether impacts to forest resources,
including timberland, are significant environmental
effects, lead agencies may refer to information compiled
by the Califomia Department of Foresiry and Fire
Protection regarding the state’s inventory of forest land,
including the Forest and Range Assessment Project and
the Forest Legacy Assessment project; and forest
carbon measurement methodology provided in Forest
Protocols adopted by the California Air Resources
Board. Would the project:

b)

Convert Prime Farmland, Unique Farmland, or Farmland
of Statewide Importance (Farmland) as shown on the
maps prepared pursuant to the Farmland Mapping and
Monitoring Program of the California Resources Agency,
to non-agricultural use?

Conflict with existing zoning for agricultural use, or a
Williamson Act contract?

Involve other changes in the existing environment,
which, due to their location or nature, could result in
conversion of Farmland, to non-agricultural use?

Result in the loss of forest land or conversion of forest
land to non-forest use?

Involve other changes in the existing environment
which, due to their location or nature, could result in
conversion of Farmland, to non-agricultural use or
conversion of forest land to non-forest use?

O

O

O

O

O

O

SUBSTANTIATION

(Check [ | if project is located in the Important Farmlands Overlay):

In determining whether impacts to agricultural resources are significant environmental sffects, lead
agencies may refer to the California Agricultural Land Evaluation and Site Assessment Model (1997)
prepared by the California Department of Conservation as an optional model to use in assessing
impacts on agriculture and farmland. In determining whether impacis to forest resources, including
timberland, are significant environmental effects, lead agencies may refer to information compiled by
the California Department of Forestry and Fire Protection regarding the state's inventory of forest land,
including the Forest and Range Assessment project and the Forest Legacy Assessment project; and
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Il a)

Il b)

Ilc)

Il d—e)

forest carbon measurement methodology provided in Forest Protocols adopted by the California Air
Resources Board.

No Impact. According to the Department of Conservation Farmland Mapping & Monitoring Program
(2014), the project site is not located within an area designated as Prime Farmland, Unique Farmiland,
or Farmland of Statewide Importance. There would be no impact.

No Impact. The project does not propose any agricultural use, and there is no Williamson Act land
conservation contract that covers the site. As such, no impact would occur.

No Impact. The project site is zoned for General Commercial use and Single-Family Residential use
(which the project proposes to be rezoned as General Commercial) by the County of San Bernardino
Land Use Map. The proposed project would not conflict with existing zoning for, or cause rezoning
of, Farmland to non-agricultural use.

No Impact. The project site is developed with an existing convenience store and surface parking lot,
and there are no agricultural or forest uses in the vicinity. Therefore, project implementation would
not involve changes in the existing environment that could result in conversion of Farmland to non-
agricultural use, or conversion of forest land to non-forest use.

Mitigation Measures:

No significant adverse impact is anticipated; therefore, no mitigation is required.
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Issues — Potentlally  Less than  Less than No
Significant  Significant  Significant impact
Impact with
Mitigation
_ e Incorp.
. AIR QUALITY—Where available, the significance
criteria established by the applicable air quality
management or air pollution control district may be
relied upon to make the following determinations.
Would the project:
a) Conflict with or obstruct implementation of the
applicable air quality plan (Mojave Desert Air Basin)? O O = O

b) Violate any air quality standard or contribute
substantially to an existing or projected air quality

violation? O O X O

¢) Result in 2 cumulatively considerable net increase of
any criteria pollutant for which the project region is non-
attainment under an applicable federal or state ambient
air quality standard (including releasing emissions,
which exceed quantitative thresholds for ozone

precursors)? H ] X ]
d) Expose sensitive receptors to substantial poliutant
concentrations? O O X ]
e) Create objectionable odors' affecting a substantial
number of people? O ] X O
SUBSTANTIATION (Discuss conformity with the South Coast Air Quality Management Plan, if
applicable):

An Air Quality and Greenhouse Gas Analysis Report was prepared for this project site by FirstCarbon
Solutions, dated December 23, 2015, included as Appendix A. The proposed project is located in the
San Bernardino County portion of the Mojave Desert Air Basin (MDAB). As shown in Figure 1, the
MDAB covers most of California’s high desert. The San Gabriel and San Bernardino Mountains lie to
the south, separating the MDAB from the South Coast Air Basin (SCAB). The Tehachapi Mountains
are to the northwest and separate the MDAB from the San Joaquin Valley Air Basin (SJVAB). Local
air quality in the MDAB is affected mainly by transport of pollutants from surrounding air basins. The
project is located in the southern portion of the MDAB. The terrain and geographical location
determine the distinctive climate of the MDAB, as the area is a high desert bounded by mountains on
each side.
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Figure 1: Mojave Desert Air Basin
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Overall, the Mojave Desert has an arid climate with cool winters, hot summers, and little rainfail.
Temperatures generally increase, while precipitation generally decreases from south to north and west
to east in this region. The average minimum temperature in Palm Springs (the closest weather station
to the project site) is 60.3 degrees Fahrenheit (°F), and the average maximum temperature in Palm
Springs is 89°F. Daily average maximum temperature in Palm Springs exceeds 100°F during June,
July, and August, and annual average rainfall is 4.85 inches. Overall, the Mojave Desert tends to be
windy, with winds blowing predominantly from the south and west. During the late spring months, high
winds from the coastal areas of southern California blow into the Mojave Desert. In contrast, during
Fall Santa Ana conditions, hot air from the desert blows into southern Califernia.

Toxic Air Contaminant Health Effects

Atoxic air contaminant (TAC) is defined as an air pollutant that may cause or contribute to an increase
in mortality or serious iliness, or that may pose a hazard fo human health. TACs are usually present
in minute quantities in the ambient air; however, their high toxicity or health risk may pose a threat to
public health even at low concentrations. The California Aimanac of Emissions and Air Quality
presents the relevant concentration and cancer risk data for the ten TACs that pose the most
substantial health risk in Califomia based on available data. The ten TACs are aceialdehyde,
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benzene, 1.3-butadiene, carbon tetrachloride, hexavalent chromium, para-dichlorobenzene,
formaldehyde, methylene chloride, perchloroethylene, and diesel particulate matter (DPM).

There are no TAC monitoring stations in the MDAB; however, TAC emissions are monitored at 17
locations statewide. The project gasoline dispensing station will emit the TAC benzene. Benzene is
highly carcinogenic and occurs throughout California. The ARB identified benzene as a TAC in
January 1985 under California’s TAC program (AB 1807).

Asbestos

Asbestos is the name given to a number of naturally occurring fibrous silicate minerals that have been
mined for their useful properties such as thermal insulation, chemical and thermal stability, and high
tensile strength. The three most common types of asbestos are chrysotile, amosite, and crocidolite.
Chrysotile, also known as white asbestos, is the most common type of asbestos found in buildings.
Chrysotile makes up approximately 90 to 95 percent of all ashestos contained in buildings in the United
States. Exposure to asbestos is a health threat; exposure to asbestos fibers may result in health
issues such as lung cancer, mesothelioma (a rare cancer of the thin membranes lining the lungs,
chest, and abdominal cavity), and asbestosis (a non-cancerous lung disease that causes scarring of
the lungs). Exposure to asbestos can occur during demolition or remodeling of buildings that were
constructed prior to the 1977 ban on asbestos for use in buildings. Exposure to naturally occurring
asbestos can occur during soil-disturbing activities in areas with deposits present.

Alr Quality Plans and Regulations

Air poliutants are regulated at the national, state, and air basin or county level; each agency has a
different level of regulatory responsibility. The United States Environmental Protection Agency (EPA)
regulates at the national level. The ARB regulates at the state level. The MDAQMD regulates at the
air basin level.

Thers are national standards for six common air pollutants, called criteria air pollutants, which were
identified from provisions of the Clean Air Act of 1970. The criteria pollutants are:

e Ozone

o Particulate matter (PM1o and PMz.5)
Nitrogen dioxide

s Carbon monoxide (CO)
e Lead

» Sulfur dioxide

The national standards were set {o protect public health, including that of sensitive individuals; thus,
the standards continue to change as more medical research is available regarding the health effects
of the criteria pollutants. Primary national standards are the levels of air quality necessary, with an
adequate margin of safety to protect public health, as discussed in the Ambient Air Quality Standards
summary prepared by the ARB.

Callfornia Regulations
Low-Emission Vehicle Program

The ARB first adopted Low-Emission Vehicle (LEV) program standards in 1990. These first LEV
standards ran from 1994 through 2003. LEV |l regulations, running from 2004 through 2010, represent
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continuing progress in emission reductions. As the State’s passenger vehicle fleet continues to grow
and more sport utility vehicles and pickup trucks are used as passenger cars rather than work vehicles,
the more stringent LEV Il standards were adopted to provide reductions necessary for California to
meet federally mandated clean air goals outlined in the 1994 State implementation Plan. In 2012,
ARB adopted the LEV Il amendments to California’s Low-Emission Vehicle (LEV) regulations. These
amendments include more stringent emission standards for both criteria pollutants and greenhouse
gases (GHGs) for new passenger vehicles (ARB 2012).

On-Road Heavy-Duty Vehicle Program

The ARB has adopted standards for emissions from various types of new on-road heavy-duty vehicles.
Section 1956.8, Title 13, California Code of Regulations contains California’s emission standards for
on-road heavy-duty engines and vehicles, and test procedures. ARB has also adopted programs to
reduce emissions from in-use heavy-duty vehicles including the Heavy-Duty Diesel Vehicle |dling
Reduction Program, the Heavy-Duty Diesel In-Use Compliance Program, the Public Bus Fleet Rule
and Engine Standards, and the School Bus Program and others (ARB 2013b).

ARB Regulation for In-Use Off-Road Diesel Vehicles

On July 26, 2007, the ARB adopted a regulation to reduce DPM and nitrous oxides (NOx) emissions
from in-use (existing) off-road heavy-duty diesel vehicles in California. Such vehicles are used in
construction, mining, and industriai operations. The regulation limits idling to no more than 5
consecutive minutes, requires reporting and labeling, and requires disclosure of the regulation upon
vehicle sale. The ARB is enforcing that part of the rule with fines up to $10,000 per day for each
vehicle in violation. Performance requirements of the rule are based on a fleet's average NOx
emissions, which can be met by replacing older vehicles with newer, cleaner vehicles or by applying
exhaust retrofits. The regulation was amended in 2010 to delay the original timeline of the
performance requirements, making the first compliance deadline January 1, 2014 for large fleets (over
5,000 horsepower), 2017 for medium flests {2,501-5,000 horsepower), and 2019 for small fleets
(2,500 horsepower or less).

ARB Airborne Toxic Control Measure for Asbestos

In July 2001, the ARB approved an Air Toxic Control Measure for construction, grading, quarrying and
surface mining operations to minimize emissions of naturally occurring asbestos. The regulation
requires application of best management practices to control fugitive dust in areas known to have
naturally occurring asbestos and requires notification to the local air district prior to commencement of
ground-disturbing activites. The measure establishes specific testing, notification and engineering
controls prior to grading, quarrying, or surface mining in construction zones where naturally occurring
asbestos is located on projects of any size. There are additional notification and engineering controls
at work sites larger than one acre in size. These projects require the submittal of a “Dust Mitigation
Plan” and approval by the air district prior to the start of a project.

Diesel Risk Reduction Plan

The ARB's Diesel Risk Reduction Plan has led to the adoption of new state regulatory standards for all
new on-road, off-road, and stationary diesel-fueled engines and vehicles to reduce DPM emissions by
about 90 percent overall from year 2000 levels. The projected emission benefits associated with the full
implementation of this plan, including federal measures, are reductions in DPM emissions and
associated cancer risks of 75 percent by 2010, and 85 percent by 2020 (ARB 2000).
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Southern California Association of Governments

Southern California Assoclation of Governments (SCAG) is responsible for the regional transportation
strategy, which is included within its adopted 2012-2035 Regional Transportation Plan/Sustainable
Communities Strategy (RTP/SCS) and 2015 Federal Transportation Improvement Program (SCAG
2012). Included in the RTP/SCS are regional transportation strategy and transportation control
measures including the following: active transportation (non-motorized transportation—biking and
walking), transportation demand management; transportation system management; transit;
passenger and high-speed rail; goods movement; aviation and airport ground access; highways;
arterials; and operations and maintenance. The Federal Transportation Improvement Program (FTIP)
is a capital listing of all transportation projects proposed over a 6-year period for the SCAG region.
The projects include highway improvements, transit, rail and bus facilities, high occupancy vehicle
lanes, signal synchronization, intersection improvements, freeway ramps, etc. In the SCAG region, a
biennial FTIP update is produced on an even-year cycle.

Mojave Desert Air Quality Management District

The MDAQMD has jurisdiction over the desert portion of San Bernardino County and the far eastern
end of Riverside County. This region includes the incorporated communities of Adelanto, Apple Valley,
Barstow, Blythe, Hesperia, Morongo Valley, Needles, Twentynine Palms, Victorville, and Yucca Valley.
This region also includes the National Training Center at Fort Irwin, the Marine Corps Air Ground
Combat Center, the Marine Corps Logistics Base, the eastern portion of Edwards Air Force Base, and
a portion of the China Lake Naval Air Weapons Station.

QOzone Plans

The Air Basin is currently in nonattainment of state and federal health-based air quality standards for
ozonhe. The Air Basin has not met attainment since 2004. To meet federal 8-hour ozone standards,
the MDAQMD adopted a plan specific to the Western Mojave Desert in 2008. The MDAQMD
anticipates that the region will meet attainment by June 2021. The Western Mojave Desert
encompasses the entire Barstow area, Victor Valley, Antelope Valley, Lucerne Valley, and the Mojave
River communities. The project site is approximately 30 miles southeast of the Lucerne Valley.

Particuiate Matter Plans

The MDAB is designated nonattainment of state and federal health-based air quality standards for PMyq.
On July 31, 1895, the MDAQMD adopted a Federal PM1 Attainment Plan (PM+o Plan) for the Mojave
Desert Planning Area. The air quality of the MDAB is impacted by both fugitive dust from local sources
and occasionally by region-wide, wind-blown fugitive dust during moderate to high wind episodes. This
region-wide or “regional” event includes contributions from both local and distant dust sources, which
frequently result in violations of the national ambient air quality standards that are multi-district and
interstate in scope. The PMi Plan indicates that local sources will be controlled with a strategy that
focuses on unpaved road travel, construction, and local disturbed areas in the populated areas, and
certain stationary sources operating in the rural Luceme Valley. It is not feasible, however, to implement
control measures to reduce dust from regional wind events.

Applicable MDAQMD Rules and Regulations

An air quality management plan (AQMP) is a plan prepared and implemented by an air pollution district
for a county or region designated nonattainment of federal and/or California ambient air quality
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standards. The term nonattainment area is usad to refer to an air basin where one or more ambient
air quality standards are exceeded.

Rules Applicable to the Project

The project includes stationary sources of emissions that are subject to MDAQMD regulations and
permits. The MDAQMD rules and regulations that apply to this project include but are not limited to
the following:

« MDAQMD Regulations XllIl—New Source Review. Regulation Xlll includes a series of rules
addressing the permitting process for new and modified stationary sources.

e MDAQMD Rule 1000—National Emissions Standards for Hazardous Air Pollutants. The
purpose of the rule is to incorporate the National Emission Standards for Hazardous Air
Pollutants from Part 61, Chapter |, Subchapter C, Title 40, Code of Federal Regulations and the
National Emission Standards for Hazardous Air Pollutants for Source Categories from Part 63,
Chapter |, Subchapter C, Title 40, Code of Federal Regulations to protect the heaith and safety
of the public from hazardous air pollutants, such as asbestos.

o MDAQMD Rule 402—Nuisance. The purpose of this rule is to protect the health and safety of
the public, and applies to any source operation that emits or may emit air contaminants or other
materials. Odors from agricultural sources are exempt from the Nuisance rule.

« MDAQMD Rule 403.2—Fugitive Dust Control for the Mojave Desert Planning Area. Rule 403.2
is designed to reduce PM emissions (predominantly dust/dirt) generated by human activity,
including construction and demolition activities, road construction, trackout, unpaved roads, etc.

» MDAQMD Rule 461—Gasoline Transfer and Dispensing. The purpose of this rule is to limit the
emissions of volatile organic compounds (VOC) and toxic compounds (such as benzene) from
the transfer and marketing of gasoline, and in conjunction with Rules 462 and 483, limit the
emissions from the storage, transfer, and dispensing of gasoline, including bulk facilities, retail
service stations, and others, the transport of fuels between these facilities and the transfer of
fuel into motor vehicle tanks.

Local

County of San Bernardino General Plan

The County of San Bernardino General Plan was adopted in 2007 and establishes the following
applicable objectives and policies that are relevant to the project:

Land Use Element
« Goal LU 5: Reduce traffic congestion and air pollution and improve the quality of life for County
residents by providing employment and housing opportunities in close proximity to each other.

Conservation Element
s Goal CO 4: The County will ensure good air quality for its residents, businesses, and visitors to
reduce impacts on human health and the economy.
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Morongo Valley Community Plan

The Morongo Valley Community Plan was adopted in 2007 and establishes the following applicable
objectives and policies that are relevant to the project air quality impacts through encouraging transit
ridership with the implementation of the bus tumout:

Circulation Element
o Goal MV/CI 3: Promote alternative modes of transportation.

For any further information, please refer to the Air Quality and Green House Gases Analysis prepared
by FirstCarbon Solutions (Appendix A).

Environmental Evaluation

Where available, the significance criteria established by the applicable air quality management or air
pollution control district may be relied upon to make the following determinations.

Thresholds of Significance

The project is located within the MDAQMD. The applicable quantitative thresholds contained in the
MDAQMD CEQA Air Quality Guidelines were used in the analysis, which evaluate whether a project:

1. Generates total emissions (direct and indirect) in excess of the thresholds given in Table 1;
2. Generates a violation of any ambient air quality standard when added to the local background;
3. Does not conform with the applicable attainment or maintenance plan{s);

4, Exposes sensitive receptors to substantial poliutant concentrations, including those resulting in a
cancer risk greater than or equal to 10 in a million and/or a Hazard Index (HI) (non-cancerous)
greater than or equal to 1.

Table 1: MDAQMD Significant Emissions Thresholds

Annusl Threshoid Dally Threshold

Criteria Pollutant {ionslvaart (noundsiday)
Carbon monoxide (S0} 123 Mg
Oxides of nitrogen (NO,) 5 137
Velrtie organic sompounds: (WOT) 23 137
Cxides of suifur S0} i 37
Pariculpis meisr P 1
Partrulas matier [Pk 16
Hydrogen suifioe (Ho8) 10 =
Laad {Fbj o8 3
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Il a) Less than Significant. The CEQA Guidelines indicate that a significant impact would occur if the
proposed project would conflict with or obstruct implementation of the applicable air quality plan. The
MDAQMD CEQA Guidelines does not provide specific guidance on analyzing conformity with the Air
Quality Plan (AQP). Therefore, this document proposes the following criteria for determining project
consistency with the current AQPs:

1. Will the project result in an increase in the frequency or severity of existing air quality violations or
cause or contribute to new violations, or delay timely attainment of air quality standards or the
interim emission reductions specified in the AQPs? This measure ie determined by comparison
to the regional and localized threshoids identified by the MDAQMD for Regional and Local Air
Pollutants.

2. Will the project conform to the assumptions in the AQPs?
3. Will the project comply with applicable control measures in the AQPs?

The use of the criteria listed above is a standard approach for CEQA analysis of projects for the
following reasons:

« Significant contribution fo existing or new exceedances of the air quality standards would be
inconsistent with the goal of attaining the air quality standards.

« AQP emissions inventories and attainment modeling are based on growth assumptions for the
area within the air district's jurisdiction.

» AQPs rely on a set of air district-initiated control measures as well as implementation of federai
and state measures to reduce emissions within their jurisdictions, with the goal of attaining the
air quality standards.

AQP Primary Goals

AQPs are plans for reaching attainment of air quality standards. The assumptions, inputs, and control
measures are analyzed to determine if the MDAB can reach aftainment for the ambient air quality
standards. In order to show attainment of the standards, the MDAQMD analyzes the growth projections
in the valley, contributing factors in air pollutant emissions and formations, and existing and future
emissions controls. The MDAQMD then formulates a control strategy to reach attainment.

The MDAQMD Federal 8-hour Ozone Attainment Plan (Ozone Pian) adopted June 9, 2008 is the
applicable plan for ozone precursors ROG and NOx. The Ozone Plan demonstrates attainment by
2017 with only the implementation of the State control program committed to by the ARB. No new
controls at the air district level were required.

According to the Mojave Desert Planning Area, Federal Particulate Matter (PMo) Atiainment Plan, on-
road mobile sources are not a significant contributor to PMs, violations in the nonattainment area. The
MDAQMD’s PMio problem is localized, caused by desert soils rather than automobile tailpipe
emissions. The MDAQMD proposed to ARB and EPA that SCAG should not be required to apply the
federal transportation conformity requirements to transportation plans, programs or projects within the
PMj, nonattainment area; however, the conformity analysis prepared for the SCAG 2012 RTP includes
emission budgets for PMyo for the MDAB. The project is consistent with the General Plan land use
assumption used to develop the conformity budgets; therefore, the project is consistent with RTP and
the PMyo Plan.
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IH b)

Consistency with Assumptions in AQPs

The primary way of determining consistency with the AQP’s assumptions is determining consistency
with the applicable General Plan to ensure that the project’s population density and land use are
consistent with the growth assumptions used in the AQPs for the air basin. As required by California
law, city and county general plans must contain a Land Use Element that details the types and
quantities of land uses that the city or counly estimates will be needed for future growth, and
designates locations for land uses to regulate growth. The project is already designated for
commercial use in the General Plan prior to 2012 and would be accounted for in the land use
assumptions used in the RTP. Therefore, the project is consistent with the assumptions of the AQP,
and would not obstruct the implementation of the applicable AQPs, meeting this criterion. This impact
is a less than significant.

Control Measures

The AQP contains control measures, which are enforceable requirements through the adoption of
rules and regulations. No new local control measures were required to demonstrate attainment of the
federal air quality standards. Regulations committed to by the ARB were found to be sufficient for the
MDAB to reach attainment. A description of rules and regulations that apply to this project is provided
under Regulatory Setting, Section 2.2, above. The project will comply with all of the MDAQMD’s
applicable rules and regulations, and the vehicles and equipment operating in the County of San
Bernardino would be subject to the applicable ARB regulations. Therefore, the project complies with
this criterion and would not conflict with or obstruct implementation of the applicable air quality
attainment plan. As such, the project’s emissions are less than significant for all criteria pollutants and
would not result in inconsistency with the AQP.

Less than Significant.

Regional Emissions

The analysis prepared for the project assesses the regional effects of the project's criteria pollutant
emissions compared with MDAQMD thresholds of significance for short-term construction activities
and long-term operation of the project.

The primary pollutants of concern during project construction and operation are VOC, NOy, PM1o, and
PMzs. The MDAQMD 2011 CEQA Guidelines contains thresholds for CO, NOy, VOC, SOy, PMyg, and
PMzs.

According to the air quality analysis prepared for the project, the project does not contain sources that
would produce substantial quantities of SO2 emissions during construction and operation. Modeling
conducted for the project show that SO2 emissions are well below the MDAQMD thresholds, as shown
in the modeling results contained in the air quality analysis. No further analysis of SO2 is required.

The CalEEMod land use emission model (version 2013.2.2) was used to estimate the project’s
construction and operational emissions. The MDAQMD considers construction and operational
emissions separately when making significance determinations.

Consftruction Emissions

Construction is scheduled to be completed in a single phase during the period from June/July 2017 to
August/September 2017. Construction emissions associated with the project are shown for 2017 in
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Table 2, which concludes that the emissions are below the significance thresholds. Therefore, the
project's construction emissions are less than significant on a project basis.

Table 2: Construction Air Pollutant Emissions

Emissions (tons per year)
Year ROG NO, | co Py PN

Demolition 003 0.27 0.22 0.02 0.02
Site Preparstion <001 0.02 o.c2 Q.01 <0.01
Grading <0 0.04 0.3 0.01 0.01
Euliding Construction 0.30 182 1.4 012 0.12
Paving 0.01 0.08 0.06 <001 <001
Architectural Costing 008 0.01 00 «0.01 <001
Teotal 040 232 im 0.16 o.18
Significance threshald Jonelyear) 25 25 100 15 15
Excesd threshoid—significant No No Ne No Noe
impact?

Notse:

Mm and PM: -]

ROG = reactive onganic gasss NG, = nitrogen oxides PM .o and PM; 5 = particulate

tatter

Souros: Appendix A Modeling Results.

CalEEMod contains an inventory of construction equipment that incorporates estimates of the number of
equipment, their age, their horsepower, and equipment tier from which rates of emissions are developed.
The CalEEMod default equipment assumptions were used in this analysis for the estimation of emissions
from on-site construction equipment for the unmitigated scenario. CalEEMod’s off-road emigsion factors
are based on the equipment populations from the OFFROAD model.

Operational Emnissions

Operational emissions occur once the project commences operation and are from three main sources:
stationary sources, area sources, and motor vehicles, or mobile sources. Operational emissions include
stationary emissions from the gasoline dispensing activities, emissions generated by area sources such
as natural gas combustion, use of consumer products, and landscape maintenance, and off-site by
motor vehicles accessing the project. Most motor vehicle emissions result from vehicles already
traveling on the Twentynine Palms Highway en route to another ultimate destination. Operations were
modeled upon completion of the projectin 2017. The project was assumed to operate 24 hours per day,
365 days per year with limited variation in emissions day to day.

The permitted emission sources will be subject to MDAQMD permitting rules including, but not limited
to the following:

» Regulation XllIl—New Source Review, which sets forth the requirements for the preconstruction
review of all new or modified Facilities and requires offsets for project that exceed major source
thresholds.

¢ Rule 461—Gasoline Transfer and Dispensing. The purpose of this rule is to limit the emissions
of volatile organic compounds (VOC) and toxic compounds (such as benzene) from the transfer
and marketing of gasoline, and in conjunction with Rules 462 and 483, limit the emissions from
the storage, transfer, and dispensing of gasoline, including bulk facilities, retail service stations,
and others, the transport of fuels between these facilities and the transfer of fuel into motor
vehicle tanks.
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The emissions from the gasoline dispensing faclility are based on emission rates provide in Gasoline
Service Station Industrywide Risk Assessment Guidslines developed by the California Air Pollution
Control Officer’s Association (CAPCOA 1998). The Guidelines include an emission factor for
Precursor Organic Compounds of 0.67 pound per 1,000 gallons of gasoline throughput per year.
Based on an estimate of 2.5 million gallons per year of gasoline throughput at the project, emissions
of precursor organic compounds would amount to 0.68 ton per year. It is assumed that precursor
organic compounds and reactive organic gases include essentially the same compounds.

The emissions modeling results for project operation are summarized in Table 3. As shown in Table
3, the emissions are below the MDAQMD significance thresholds and therefore would result in a less
than significant impact.

Table 3: Operational Air Pollutant Emissions (2017)

| Emissions (tons per year)

Source ROG NO, co | P P, 5
Stationary!!! 068 | 0 (] ] 0
Area 003 0 <0.01 0 0
Energy <00 <001 <0.01 <0.01 =0.01
Mobile 424 597 44,04 1.38 0.41
Total I T™ 697 4“4sh | 129 0.41
MDAGMD Significance Threshold 25 25 100 15 | 18
Exosed threshold—significant Impact? No No No N | No

P,

" Stationary source emissions include the ROG emissions from the operation of the gasoline dispersing
facility

ROG = reactive organic gases NOx = nitrogen oxides PM;s and PM; 5 = particulate matter
Area source emiesions include emiesions from natural gas, landscape, and painting,

Source: Appendix A Modellng Results.

Localized Pollutant Analysis

Emissions occurring at or near the project have the potential to create a localized impact, also referred
to as an air pollutant hotspot. Localized emissions are considered significant if—when combined with
background emissions—they could result in exceedance of any health-based air quality standard.

To quantify the project’s potential localized pollutant impacts, an analysis of maximum daily emissions
during construction and operation was conducted to determine if emissions would exceed the
MDAQMD daily threshold for any pollutant of concern. The maximum daily emissions during
construction would occur during the site grading phase in 2017. The maximum daily operational
emissions would occur at project buildout, which was assumed to occur in 2017. The results of the
daily emission analysis using CalEEMod are presented in Table 4.
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Tabla 4: Maximum Deily Alr Poliwiant Emissions

Eerinslons (pounds per day)
Sourw RDG [ co [ ™ Plxs
Stallonary 37 0 ] o 0
Conalrction 1195 6240 4360 1’ 770
Operalions na a 22840 7.75 2.
MDAQMD Sign'ficance Thresheld {5 57 548 7] a2
Exoead treanoid? No No No No No

otes

The highest opeaiion smissions socur during the winter modefing run. The higheat consirnation
enissions ootur during the winter madafiag rua for ROG WO, P, and Pt The higheat consiraction
MWmnmmdmumhcﬂ.

NO, = niirogen oxides. CO = garbon monowide Py and Phiya » partiouisie

Mia—tice appl can-e
Source: Appendix A Modsling Resdiz.

The project would not exceed MDAQMD daily thresholds; therefore, the project’s localized criteria
pollutant impacts are unlikely to generate localized impacts that would exceed air quality standards.

In addition to quantifying the project’s daily emissions, a localized air quality impact can occur as a
result of project-related traffic causing a localized CO hot spot. Such a hot spot may occur at traffic
intersecfions where vehicles remain for extended periods of time, due to congestion at the
intersection. The project is not expected to would not result in an adverse localized impact on
intersections that could result in a CO hot spot. CO violations require extreme traffic congestion that
would not occur at intersections impacted by the project.

This impact would be less than significant.
Less than Significant. To result in a less than significant impact, the following criteria must be true:

1. Regional analysis: emissions of nonattainment pollutants must be below the District's regional
significance thresholds. This is an approach recommended by the District in its CEQA and Federal
Conformity Guidelines.

2. Summary of projections: the project must be consistent with current air quality attainment plans
including control measures and regulations. This is an approach consistent with Section 15130(b)
of the CEQA Guidelines.

3. Cumulative health impacts: the project must result in less than significant cumulative health effects
from the nonattainment pollutants. This approach comrelates the significance of the regional
analysis with health effects, consistent with the court decision, Bakersfield Citizens for Local
Control v. City of Bakersfield (2004) 124 Cal.App.4th 1184, 1218-20.

Step 1. Regional Analysis

The MDAB is in nonattainment for PMso, PMzs, and ozone. Therefore, if the project exceeds the
regional thresholds for PMyo, or PMzs, then it contributes to a cumulatively considerable impact for
those poliutants. If the project exceeds the regional threshold for NOx or ROG, then it follows that the
project could potentially contribute to a cumulatively considerable impact for ozone.

Regional emissions include those generated from all on-site and off-site activities. Regional
significance thresholds have been established by the District, because emissions from projects in the
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MDAB can potentially contribute to the existing emission burden and possibly affect the attainment
and maintenance of ambient air quality standards. Projects within the MDAB with regional emissions
in excess of any of the thresholds presented previously are considered to have a significant regional
air quality impact.

As shown in Table 2 through Table 4, criteria pollutant emissions would not exceed any threshold of
significance during project construction or operation. Therefore, the combination of project emissions
with the criteria pollutants from other sources within the MDAB would not cumulatively contribute to a
significant impact according to this criterion.

Step 2: Plan Approach

The MDAQMD attainment plans are based on a summary of projections that accounts for projected
growth throughout the MDAB and the controls needed to achieve ambient air quality standards. The
analysis prepared for the project considered the current CEQA Guidelines, which includes the
amendments approved by the Natural Resources Agency and effective on March 18, 2010. The Air
Basin is in nonattainment for ozone and particulate matter (PM1o and PMzs), which means that
concentrations of those pollutants currently exceed the ambient air quality standards.

Under the amended CEQA Guidelines, cumulative impacts may be analyzed using other plans that
evaluate relevant cumulative effects. The geographic scope for cumulative criteria pollution from air
quality impacts is the MDAB, because that is the area in which the air pollutants generated by the
sources within the MDAB circulate and are often trapped. The MDAQMD is required to prepare and
maintain air quality attainment plans and a State Implementation Plan to document the strategies and
measures to be undertaken to reach attainment of ambient air quality standards. While the MDAQMD
does not have authority over land use decisions, it is recognized that changes in land use and
circulation planning would help the MDAB achieve clean air mandates. The District evaluated
emissions from land uses and transportation in the entire MDAB when it developed its attainment
plans. Emission inventories used to predict attainment of National Ambient Air Quality Standards must
be based on the |atest planning assumptions for mobile sources.

In accordance with CEQA Guidelines Section 15084, subdivision (h)(3), the lead agency may
determine that a project's incremental contribution to a cumulative effect is not cumulatively
considerable if the project complies with the requirements in a previously approved plan or mitigation
program.

The history and development of the MDAQMD’s current attainment plan is described in Section 2.4,
Air Quality Plans. The project would comply with any District rules and regulations that may pertain
to implementation of the AQPs. Therefore, impacts would be less than significant related to
compliance with applicable rules and regulations.

Step 3: Cumulative Health impacts

As mentioned above, the Air Basin is in nonattainment for ozone, PM1o, and PMzs (Western Mojave
Desert), which means that the background levels of those poliutants are at times higher than the
ambient air quality standards. The air quality standards were set to protect public health, including
the health of sensitive individuals (such as children, the elderly, and the infirm). Therefore, when the
concentration of those pollutants exceeds the standard, it is likely that some sensitive individuals in
the population would experience health effects outlined by the MDAQMD. However, the health effects
are a factor of the dose-response curve. Concentration of the pollutant in the air (dose), the length of
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time exposed, and the response of the individual are factors involved in the severity and nature of
health impacts. If a significant health impact results from project emissions, it does not mean that 100
percent of the population would experience health effects.

Since the Basin is in nonattainment for ozone, PM1o, and PMzs, it is coneidered to have an existing
significant cumulative health impact without the project. The MDAQMD regional thresholds for CO,
NO., ROG, PM1g, or PM2;s are applied as cumulative contribution thresholds. Projects that exceed
the regional thresholds would have a cumulatively considerable health impact. As shown in Table 2
and Table 3, the regional analysis of construction and operational emigsions indicates that the project
would not exceed the District’s significance thresholds and the project is consistent with the applicable
Air Quality Attainment Plan. Therefore, the project would not result in significant cumulative health
impacts.

Less than Significant.

Sensitive Receptors

People who may be sensitive to air pollution include children, the elderly, and persons with pre-existing
respiratory or cardiovascular illness. The District considers a sensitive receptor to be a location that
houses or attracts children, the elderly, people with illnesses, or others who are especially sensitive
to the effects of air pollutants. Examples of sensitive receptors include hospitals, residences,
convalescent facilities, and schools. The closest sensitive receptor to the projeci site is a residence
bordering the project site to the northeast (approximately 130 feet from the center of the fueling
canopy) and southeast of the project site (approximately 170 feet from the center of the fueling
canopy).

Construction: ROG

ROG is emitted during the application of architectural coatings (painting). The amount emitted is
dependent on the amount of ROG (or VOC) in the paint. ROG emissions are typically an indoor air
quality health hazard concern rather than an outdoor air quality health hazard concemn. Therefore,
exposure to ROG during architectural coatings is a less than significant health impact.

The acute (short-term) health effects from worker direct exposure to asphalt fumes Inciude irritation
of the eyes, nose, and throat. Other effects include respiratory tract symptoms and pulmonary function
changes. The studies were based on occupational exposure of fumes. Residents are not in the
immediate vicinity of the fumes; therefore, they would not be subjected to concentrations high enough
to evoke a negative response. The impact to nearby sensitive receptors from ROG during construction
would be less than significant.

Operation: ROG

During operation, ROG would be emitted primarily from motor vehicles accessing the site and from
fueling operations. Most ROG from project motor vehicles would be emitted distant from the site
because most operation would occur during travel from the previous location and to the next
destination. The fuel dispensing activities at the Project site will emit gasoline vapors that contain the
benzene which is considered a TAC. This will be assessed separately under Operation: Toxic Air
Contaminants later in this section.
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Construction: Co, NOy, PMyo, PMz5

As discussed in Impact AIR-2, emissions during construction would not exceed the significance
thresholds and wouid not be expected to result in concentrations that would exceed ambient standards
or contribute substantially to an existing exceedance of an ambient air quality standard.

Operation: PM, PMzs, CO, NOy

As discussed in Impact AIR-2, localized concentrations of PMyo, PMzs, CO, and NO2 would not exceed
the ambient air quality standards. Convenience markets do not contain significant sources of these
emissions. Therefore, the project would not expose sensitive receptors to substantial criteria air
pollutant concentrations during operation.

Toxic Air Contaminants

The project would emit TAC during construction and operation. The TAC emissions of greatest
concern for projects with gasoline stations is benzene from evaporated fuel and diesel particulate
matter (DPM) from diesel-powered vehicles accessing the site primarily to transfer fuel for sale at the
station and diesel-powered equipment used during construction. The impacts from TAC emissions
are stated in terms of increased cancer risk at the maximum impacted receptor. The MDAQMD
threshold of significance for TAC impacts is the following:

Exposes sensitive receptors to substantial pollutant concentrations, including those resulting in a
cancer risk greater than or equal to 10 in a million and/or a Hazard Index (HI) (non-cancerous) greater
than or equal to 1.

Construction: Toxic Air Contaminants

The project site is already developed with an existing market that would be removed during
construction. The site would require minimal site preparation and grading since this was accomplished
over most of the site for the current use. The site preparation and grading activities are the primary
source of diesel particulate emissions for construction projects; however, because of the limited
activity required, the temporary nature of construction activities (total of approximately 4 months), and
the small size of the site (1.2-acres), additional health risk in terms of cancer risks from construction
activities would be minimal.

Operation: Toxic Air Contaminants

The MDAQMD has adopted a threshold for TAC impacts from individual projects of an increased
cancer risk of 10 in one million people. This threshold is based on AB 2588 Hot Spot regulations for
stationary sources of TAC emissions subject to air district permitting and regulation. The MDAQMD
has not adopted a cumulative threshold for TAC emissions; however, the SCAQMD considers the
project threshold to also serve as a cumulative contribution threshold.

The ARB in its Air Quality Land Use Handbook recommends avoiding new sensitive land uses within
300 feet of a large fueling station {a facility with a throughput of 3.6 million gallons per year or greater).
ARB recommends a 50-foot separation is recommended for typical gas dispensing facilities. The
project site has an estimated throughput of 2.5 million gallons per year and is approximately 130 feet
from the nearest sensitive receptor. The analysis also used screening criteria developed for fusling
stations by the SCAQMD. The screening tables using meteorological data for Palm Springs indicated
that the project would result in an increased cancer risk at the nearest receptor of 4.7 in a million. The
nearest commercial receptor site is across Twentynine Palms Highway from the site at a distance of
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approximately 130 feet. The increased cancer risk for the maximally impacted off-site worker receptor
is 0.80 in a million based on a distance of 120 fest to the nearest off-site worker receptor (SCAQMD
2015b). The MDAQMD threshold of significance for toxic emissions is an increased cancer risk of 10
in a million. Therefore, this impact is considered less than significant.

Valley Fever

Valley fever, or coccidioidomycosis, is an infection caused by inhalation of the spores of the fungus,
Coccldioides immitis (C. immitis). The spores live in soil and can live for an extended time in harsh
environmental conditions. Activities or conditions that increase the amount of fugitive dust contribute
to greater exposure, and they include dust storms, grading, and recreational off-road activities.

San Bemardino County reported 75 cases of Valley fever in 2011 for a rate of 3.4 cases per 100,000
people. Valley fever occurs throughout the southwest. The Centers for Disease Conirol and
Prevention indicates that 752 of the 8,657 persons (8.7 percent) hospitalized in California between
2000 and 2007 for Valley fever died (CDC 2009).

Part of the project site is currently covered by an existing parking lot and structure. The remainder of
the site is heavily disturbed and mostly free of vegetation. Therefore, implementation of the project
would have a low probability of the site having C. immitis growth sites and exposure to the spores
from disturbed soil.

Although unlikely, construction activities wouid generate fugitive dust that could contain C. immitis
spores. The project will minimize the generation of fugitive dust during construction activities by
complying with the dust control practices required by MDAQMD Rule I. Therefore, this regulation,
combined with the relatively low probability of the presence of C. immitis spores would reduce valley
fever impacts to less than significant.

During operations, dust emissions are anticipated to be negligible, because most of the project area
would be occupied by buildings, pavement, and landscaped areas. This condition would preclude the
possibility of the project from providing habitat suitable for C. immitis spores and for generating fugitive
dust that may contribute to Valley fever exposure. Impacts would be less than significant.

Naturally Occurring Asbestos

According to a map of areas where naturally occurring asbestos in California are likely to occur (U.S.
Geological Survey 2011), there are no such areas in the project area. Therefore, development of the
project is not anticipated to expose receptors to naturally occurring asbestos. Impacts would be less
than significant.

Less than Significant. Odor impacts on residential areas and other sensitive receptors, such as
hospitals, day-care centers, schools, etc., warrant the closest scrutiny, but consideration could also
be given to other land uses where people may congregate, such as recreational facilities, worksites,
and commercial areas. The project is adjacent to residential development.

Two situations create a potential for odor impact. The first occurs when a new odor source is located
near an existing sensitive receptor. The second occurs when a new sensitive receptor locates near
an existing source of odor. Although the MDAQMD has not adopted odor thresholds, several other
air districts, including the San Joaquin Valley Air Pollution Control District (SIVAPCD) have identified
distance screening criteria for common land use types that are known to produce odors. These types
are shown in Table 5.
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Table &: Screening Levels for Potential Odor Sources

Screening
Odor Generator Distance
Wastewater Treatment Faclilties 2 miles
Sanitary Landfill 1 mile
Transfer Staticn 1 mile =i
Composting Facllity 1 mlle
Petrolaum Refinery 2 miles
Asphalt Batch Plant 1 mile
Chemical Manufecturing 1 mile I
Fiberglass Manufacturing 1 mile
Painting/Ceating Operations (e.g., auto body shop) 1 mile
Food Processing Facility 1 mile
Feed Lot/Dairy 1 mile
Rendering Plant 1 mile

Source: SIVAPCD 2015,

According to the SJVAPCD, analysis of potential odor impacts should be conducted for the following
two situations:

s Generators: projects that would potentially generate odorous emissions proposed to locate near
existing sensitive receptors or other land uses where people may congregate, and

¢ Receivers: residential or other sensitive receptor projects or other projects built for the intent of
attracting people locating near existing odor sources.

Land uses that are typically identified as sources of objectionable odors include landfills, transfer
stations, sewage treatment plants, wastewater pump stations, composting facilities, feed lots, coffee
roasters, asphalt batch plants, and rendering plants. The project would not engage in any of these
activities. Therefore, the project would not be considered a generator of objectionable odors during
operations.

During construction, the various diesel-powered vehicles and equipment in use on-site would create
localized odors. These odors would be temporary and would not likely be noticeable for extended
periods of time beyond the project’s site boundaries. The potential for diesel odor impacts is therefore
less than significant.

The project could also result in odor from dispensing gasoline. The gasoline equipment will be
required to include Phase Il vapor recovery systems that will capture most fuel vapors during transfer
and pumping to vehicles. The gas pumping areas are located over 50 feet from the nearest sensitive
receptors. Therefore, the impacts from odor during project operations would be less than significant.
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Issues Potentielly Less than Less than No
Significant Significant  Significant impact
impact with
Mitigation

Incorp.

BIOLOGICAL RESOURCES—Would the project:

b)

d)

Have substantial adverse effects, either directly or
through habitat modifications, on any species identified as
a candidate, sensitive or special status species in local or
regional plans, policies, or regulations, or by the California
Department of Fish and Game or U.S. Fish and Wildlife

Service? O O X O

Have a substantial adverse effect on any riparian habitat
or other sensitive natural community identified in local or
regional plans, policies, and regulations or by the
California Department of Fish and Game or US Fish and
Wildlife Service? O O X O

Have a substantial adverse effect on federally protected
wetlands as defined by Section 404 of the Clean Water
Act (including, but not limited to, marsh, vernal pool,
coastal, efc....) through direct removal, filling,
hydrological interruption, or other means? il O O R

Interfere substantially with the movement of any native
resident or migratory fish or wildlife species or with
established native resident or migratory wildlife corridors,
or impede the use of native wildlife nursery sites? H O X O]

Conflict with any local policies or ordinances protecting
biological resources, such as a tree preservation policy or
ordinance? O ] X O

Conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community Conservation
Plan, or other approved local, regional or state habitat
conservation plan? i O O X

SUBSTANTIATION (Check if project is located in the Biological Resources Overlay or contains

~habitat for any species listed in the California Natural Diversity Database [ |):

Environmental Setting

The project site is located within the Census Designated area of Morongo Valley, located within the
County of San Bemardino, California. The County of San Bernardino adopted the Morongo Valley
Community Plan in April of 2007, which outlines certain biological resources the County is trying to
conserve. Almost all of the Morongo Valley Community Plan area is covered with desert shrubs and
other different types of shrubs. The plan area includes the following general types and respective
sensitive species associated with these habitats: Pinon/Juniper Woodland, Sage Scrub, Joshua Tree
Woodiand, Mojave Desert Scrub, Saltbush Scrub, Alkali Sinks, and Sand Dunes. In addition to these
biological resources, the Big Morongo Canyon Preserve provides a unique habitat created by the
natural hydrology of Morongo Valley. |t is home to many unusual plant and animal species and is a
setting for several distinct ecosystems: Desert Springs, Mojave Riparian Forest, Mojave, Coastal, and
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IV b)

IV ¢)

the Sonora Desert. The project site is located approximately 0.35 mile west from the edge of the Big
Morongo Canyon Preserve.

According to the Morongo Valley Community Plan, the residents of Morongo Valley consider the night
sky a special part of the natural environment and an important feature of the rural lifestyle. The night
sky is considered an unpolluted natural resource that Iis to be protected.

In addition to the Morongo Valley Community Pian, a Phase 1 Environmental Site Assessment (ESA)
was prepared for the project. The objective of the Phase | ESA was to identify recognizable
environmental conditions in connection with the project site. During site inspections and review of
data provided by the County of San Bernardino, there were no findings of biological resources of
concem. The Phase | ESA concluded that there are trees located within the southern/central portion
of the project site. However, these trees are not included as species of environmental concern.
According to the Phase | ESA, the project site was developed between 1952 and 1970 with two
commercial buildings, which were used for a retail fuel station. The underground storage tanks that
were used for the retail fuel station were removed in 1999 and one of the commercial buildings was
removed during 2002. The project site is currently disturbed with one commercial building located in
the center of the project site.

The project site is not located on or within the vicinity of a riparian habitat. The project site is not
focated on or within the vicinity of federally protected wetlands. The nearest wetlands would be the
Big Morongo Canyon Preserve; wetlands within the preserve are located approximately 0.65 mile east
of the project site. The County of San Bernardino does not currently have an adopted Habitat or
Natural Community Conservation Plan.

Less than Significant. As stated above, the project site is not located within an area that is home to
species identified as a candidate, sensitive, or special-status species. The project site is developed
with one commercial building located in the center of the project site and trees that run north to south
located at the southemn and central portion of the project site. According to the Phase | ESA prepared
for the project, there are no pools of liquid, pits, ponds, or lagoons that could be home to a special-
status species or plant. The project does not propose any habitat modifications. The project would
be consistent with the sites previous uses by constructing a Circle K Market with fueling stations. As
such, the project would not have significant impacts to any species identified as a candidate, sensitive,
or special-status species. As such, impacts would be less than significant.

Less than Significant. As described above, the project is not located on or within the vicinity of a
riparian habitat or other sensitive natural community. The closest riparian habitat would be located
within the Big Morongo Canyon Preserve, located approximately 0.35 mile east of the project site.
The project proposes to build a Circle K Mini-Store with a retail fueling station. Because of the project’s
distance from the Big Morongo Canyon Preserve, operation of the project would not cause a
significant impact to a riparian habitat or other sensitive natural community. As such, impacts would
be less than significant.

No Impact. As mentioned above, the project is not located within an area of federally protected
wetlands. The nearest wetlands to the project site are located within the Big Morongo Canyon
Preserve. Wetlands within the preserve are located approximately 0.65 mile east of the project site.
According to the Phase | ESA prepared for the project, the project site does not contain any signs of
pools of liquid, pits, ponds, or lagoons. As such, the project would not create a significant impact with
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respects to federally protected wetlands as defined by Section 404 of the Clean Water Act. Thus, no
impacts would occur.

Less than Significant. As mentioned above, the project site is disturbed and is not located on or
within the vicinity of wetlands. Additionally, the project site does not contain any evidence of pools of
liquid, pits, ponds, or lagoons. As such, this precludes the possibility of the project site having a
significant impact on any native resident or migratory fish or wildlife species. Therefore, no impacts
would occur.

Less than Signlificant. The Morongo Valley Community Plan outlines certain goals and policies that
are spacific to Morongo Valley and contained within the County of San Bernardino General Plan’. The
project would be in compliance with all goals and policies outlined within the Morongo Valley
Community Plan. Compliance with all goals and policies precludes the possibility of the project
significantly conflicting with iocal policies or ordinances. Thus, less than significant impacts would
occur.

No Impact. There is currently no adopted version of a Habitat Conservation or Natural Community
Congervation Plan for the Morongo Valley Planning area or the County of San Bernardino. The
Morongo Valley Community Plan contains a conservation element and the project complies with all
regulations within the plan. Thus, no impacts would occur.

Morcngo Valley Community Plan, "Gosia and Policiss.” Conasrvation Element. Pags 43. Acoessed Geptambar 27, 2018,
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Issues Potentially Lessthan Less than No
Significant Significant Significant impact
impact with
Mitigation
| Incorp.
V. CULTURAL RESOURCES—Would the project
a) Cause a substantial adverse change in the significance of
a historical resource as defined in §15064.57 il X O O
b) Cause a substantial adverse change in the significance of
an archaeological resource pursuant to §15064.5? O X O O
¢) Directly or indirectly destroy a unique paleontological
resource or site or unique geologic feature? O X O N
d) Disturb any human remains, including those interred
outside of formal cemeteries? O] X ] O
SUBSTANTIATION (Check if the project is located in the Cultural [ | or Paleontologic [ ]

Resources overlays or cite results of cultural resource review):

A Phase | Cultural Resources Assessment, dated January 28, 2016, and a Paleontological Review,
dated April 11, 2016; both prepared by FirstCarbon Solutions are included as Appendix B.

V a) Less than Significant with Mitigation Incorporated. The earliest historic aerials for the project
area date to 1970, when the storefront can already be clearly identified. The San Bernardino County
Assessor’'s databases do not have information for this property earlier than 1975. Structures within
the associated parcels are shown on historic topographic maps (2002, 1996, 1994, 1875, 1965, 1959,
1957, 1948, 1944, 1932, 1927, 1920, and 1911 accessed from the Nationwide Environmental Title
Research database) as early 1957, but depictions of exact building locations become unreliable on
maps older than 1975. Discussions with the current store owner, Konrad Prager, revealed that while
he was not exactly sure of the original build date, he believed it to be sometime in the mid-1960s.
He does not believe the building to have any regional historical value.

As part of the Phase | Cultural Resources Assessment (CRA) for this project, the current store, Village
Food Mart and Deli, was evaluated for potential listing within the California Register for Historical
Resources (CR). As the structure did not satisfy any of the four evaluation criterion, the building does
not appear to be eligible for inclusion in the California Register and it is not considered a Historical
Resource under CEQA. Therefore, any proposed alterations or demolition of the existing Village
Food Mart and Deli will not constitute as a significant impact to cultural resources.

Thus, although these buildings are approximately 51 years of age, significant historical resource
criteria are not met. However, Mitigation Measure (MM) CUL-1 is recommended to address the risk
that historic resources could be inadvertently discovered during grading and construction activities,
which would reduce related impacts to less than significant.

Mitigation Measures:

MM CUL-1: It is always possible that ground-disturbing activities during construction may uncover
previously unknown, buried cultural resources. !n the event that buried cultural resources are
discovered during construction, operations shall stop in the immediate vicinity of the find and a
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qualified archaeologist shall be consulted to determine whether the resource requires further study.
The qualified archeologist shall make recommendations to the Lead Agency on the measures that
shall be implemented to protect the discovered resources, including but not limited to excavation of
the finds and evaluation of the finds in accordance with Section 15064.5 of the CEQA Guidelines.
Potentially significant cultural resources consist of but are not limited to stone, bone, fossils, wood,
or shell artifacts or features, including hearths, siructural remains, or historic dumpsites. Any
previously undiscovered resources found during construction within the project area should be
recorded on appropriate Department of Parks and Recreation (DPR) forms, and evaluated for
significance in terms of CEQA criteria.

If the resources are determined to be unique historic resources as defined under Section 15064.5 of
the CEQA Guidelines, mitigation measures shall be identified by the monitor and recommended to
the Lead Agency. Appropriate mitigation measures for significant resources could include avoidance
or capping, incorporation of the site in green space, parks, or open space, or data recovery
excavations of the finds.

No further grading shall occur in the area of the discovery until the Lead Agency approves the
measures to protect these resources. Any archaeological artifacts recovered as a result of mitigation
shall be donated to a qualified scientific institution approved by the Lead Agency, where they would
be afforded long-term preservation to allow future scientific study.

Less than Significant with Mitigation Incorporated. Results from the South Central Coastal
Information Center records search, conducted as part of the Phase | CRA for this project, indicated
that while 13 resources are on file for the 1-mile search radius, only three of these are prehistoric
resources. These included two isolates and one complex village site located between 2,000 and
4,000 fest northeast of the project area. The general concentrations of previously recorded resources
indicate that prehistoric resources have been encountered only in the foothills and mountains of the
adjacent Big Morongo Canyon Preserve. As the project area is within the more urbanized section of
Moronge Valley, it is presumed that ground-disturbing activities would unlikely to encounter
prehistoric resources.

A Sacred Lands File Search was requested from the Native American Heritage Commission (NAHC)
as part of the Phase | CRA for this project, and was retumed with negative results. Outreach letters
requesting additional information were sent to eight Native American representatives, but no
responses were received.

As the project area is in a mostly built environment, only a small section, approximately 400 square
feet in area, contains exposed native soils. This portion, located to the southeast of the asphalt lots,
was surveyed as part of the Phase | CRA for this project utilizing 10-meter transects. No
archaeological materials were observed during the course of the pedestrian survey.

Based on the analysis of the records search results, the NAHC Sacred Lands File search, additional
Native American tribal member outreach attempts, and the pedestrian survey conducted as part of
the Phase | CRA for this project, the proposed project area has been determined to have a low
sengitivity for prehistoric resources. However, it is possible that subsurface earthwork activities may
encounter previously undiscovered archaeological resources. Therefore, implementation of MM
CUL-1 is required, ensuring that related impacts would be less than significant.
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Less than Significant with Mitigation Incorporated. As part of the Phase | CRA for this project, a
paleontological literature review and localities database search was conducted by Dr. Samuel A.
MclLeod of the Los Angeles Natural History Museum. The results of the Vertebrate Paleontology
Records Check indicated that while there are no known fossil localities within the project area, there
are localities on record in similar geological deposits exposed elsewhere in the region. The closest
vertebrate fossil locality, that of a horse (LACM1269), was uncovered from clder Quaternary Alluvium
deposits southeast of the proposed project area, north of Flat Top Mountain.

Dr. McLeod concluded that shallower excavations within the project area would be in younger
Quaternary Alluvium and would be unlikely to yield fossilized materiais, but that deeper excavations
into older deposits may be more paleontologically sensitive. He recommended that any substantial
excavations below the uppermost layers be monitored by a qualified paleontologist in order to quickly
and professionally recover and inadvertently encountered fossils. Dr. McLeod also suggested that
sediment samples be taken sporadically in order to small fossil potential within the general area.

Based on the analysis of the Vertebrate Paleontology Records Check, the proposed project area has
been determined to have a low sensitivity for paleontologic resources in excavations shallower than
10 feet in depth, but to have a moderate sensitivity for paleontologic resources at excavation depths
below 10 feet in depth. If significant paleontological resources are discovered, implementation of
MM CUL-2 would reduce this potential impact to a level of less than significant.

Mitigation Measures:

MM CUL-2: During earthmoving activities within areas underain by older Quaternary alluvium
(identified as the entirety of the project area), the developer shall retain a qualified project
Paleontologist to oversee the implementation of applicable mitigation measures.

The project Paleontologist, or their qualified representative (paleontoiogical monitor), will employ
paleontological monitoring for all excavation activities conducted at or below 10 feet in depth.

The paleontological monitor, with permission from the construction superintendent or foreman, shall
be allowed to slow, divert, or halt grading and excavations in the area of a potential exposure to
facllitate screening, testing, sampling, and evaluation as need.

Because the underlying sediments may contain abundant fossil remains that can only be recovered
by a screening and picking matrix, periodic screening through 1/8- to 1/20-inch mesh screens will be
employed by the paleontological monitor at his or her discretion and logged in daily field journais. If
small fossils are encountered, additional sediment samples (up to 1,000 pounds) may be collected
and processed through 1/20-inch mesh screens to recover additional fossils.

Paleontological inspections shall begin once earthmoving reaches 10 feet below the current ground
surface. If no significant fossil remains are found after 50 percent of earthmoving has been
completed, monitoring can be reduced or discontinued based on uncovered stratigraphic profiles and
at the project Paleontologist's discretion. If fossil remains are found at any point during earthmoving
activities, full-time paleontological monitoring will continue for the duration of project-related ground
disturbance.

If the paleontological monitor discovers significant vertebrate or invertebrate paleontological
deposits, earthmoving shall be diverted temporarily around the finds until the deposits have been
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thoroughly examined. |f resources are suspected, the monitor will create a buffer zone of at least 20
feet around the furthest margins of the find with lath and yellow tape or safety cones. Earthmoving
shall be allowed to proceed elsewhere on-site during the analysis, but activities through the area of
the find may continue only after the project Paleontologist determines that all identified items have
been recovered and/or the site has been mitigated appropriately.

Any recovered fossil remains will be prepared to the point of identification and identified to the lowest
practical taxonomic level by either the project Paleontologist or other specialized paieontologists.
The remains then will be curated (assigned and labeled with repository fossil specimen numbers and
corresponding fossil site numbers, as appropriate; placed in specimen trays and, if necessary, vials
with completed specimen data cards) and catalogued. Associated specimen data and corresponding
geologic and geographic site data will be archived (specimen and site numbers and corresponding
data entered into appropriate repository catalogs and computerized data bases) at the repository by
a laboratory technician. The remains then will be added into the repository fossil collection, where
they will be stored and maintained. Repositories preliminarily identified as geographically and
institutionally appropriate to house finds recovered from this project site are the San Bernardino
County Museum (in the City of Redlands, Riverside County, CA) or the Western Science Center (in
the City of Hemet, Riverside County, California).

A final report of findings shall be prepared by the project Paleontologist for submission to the Client,
and to the County, indicating compliance with mitigation measures contained herein. The report will
briefly describe the paleontological background of the project area, summarize field observations,
and detail procedure followed if any inadvertent finds were encountered. If potentially significant
fossilized materials are encountered, this report will detail the process of collection, identification, and
analysis utilized. This monitoring report will accompany any recovered paleontological materials
when they are donated to the appropriate scientific repository.

In the event that any fossil remains are encountered by earthmoving when the inspector is not
present, earthmoving contractor will be instructed through the overall site manager to divert ground-
disturbing activities around the fossil site. The project Paleontologist or designated monitor shall be
called to the location immediately to assess the significance of the resource and recover the resource
if necessary.

Less than Significant with Mitigation Incorporated. There are no known burial sites within the
proposed project site. The field survey did not find any evidence of human remains or burial goods
within the site area. In addition, none of the previous surveys reported finding any human remains
within a 1-mile radius of the project site. Notwithstanding, if any buried human remains are
encountered during earthmoving activities, the project would be required to comply with MM CUL-3
and state law. Consistency with MM CUL-3 will ensure that construction shall stop in the vicinity of
any discovery or recognition of any human remains until the significance of the resource is confirmed,
and will ensure that any human remains are appropriately handled. With incorporation of mitigation,
impacts associated with human remains would be less than significant.

Mitigation Measures:

MM CUL-3: In the event of the accidental discovery or recognition of any human remains, CEQA
Guidelines Section 15084.5; Health and Safety Code Section 7050.5; Public Resources Code
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Section 5097.94 and Section 5097.98 must be followed. If during the course of project development
there is accidental discovery or recognition of any human remains, the following steps shall be taken:

1.

Work shall stop in the immediate vicinity of the finds and the San Bernardino County Coroner
shall be contacted immediately to conduct a site visit and examination. There shall be no further
excavation or disturbance of the site or any nearby area reasonably suspected to overlie adjacent
human remains until the San Bernardino County Coroner has made determined if the remains
are Native American and if an investigation of the cause of death is required. If the coroner
determines the remains to be Native American, the coroner shall contact the Native American
Heritage Commission (NAHC) within 24 hours, and the NAHC shall identify the person or persons
it believes to be the “most likely descendant” (MLD) of the deceased Native American. The
MLD(s) shall then make recommendations within 48 hours, and engage in consultations with the
landowner concemning the treatment of the remains as provided in Public Resources Code
5097.98.

Where the following conditions occur, the landowner or his authorized representative shall rebury
the Native American human remains and associated grave goods with appropriate dignity either
in accordance with the recommendations of the most likely descendant or on the project site in a
location not subject to further subsurface disturbance:

- The NAHC is unable to identify a most likely descendent or the most likely descendent failed
to make a recommendation within 48 hours after being notified by the commission.

- The descendant identified fails to make a recommendation.

- The landowner or his authorized representative rejects the recommendation of the
descendant, and mediation by the NAHC fails to provide measures acceptable to the
landowner.
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issues Potentially Lessthan  Less than No
Significant  Significant  Significant impact
impact with
Mitigation
Incorp.

GEOQLOGY AND SOILS—Would the project:

b)

d)

Expose people or structures to potential substantial
adverse effects, including the risk of loss, injury, or death
involving:

i. Rupture of a known earthquake fault, as delineated
on the most recent Alquist-Priolo Earthquake Fault
Zoning Map Issued by the State Geologist for the
area or based on other substantial evidence of a
known fault? Refer to Division of Mines and Geology
Special Publication 42

X

ii. Strong seismic ground shaking?

iii. Seismic-related ground failure, including
liquefaction?

iv. Landslides?

OO0 oo
O oo 0o
XXX X
O oo OO

Result in substantial soil erosion or the loss of topsoil?

Be located on a geologic unit or soil that is unstable, or
that would become unstable as a result of the project,
and potentially result in on or off site landslide, lateral
spreading, subsidence, liquefaction or collapse?

O
|
X
|

Be located on expansive soil, as defined in Table 18-1-B
of the California Building Code (2001) creating
substantial risks to life or property? O O X ]

Have soils incapable of adequately supporting the use of
septic tanks or alternative wastewater disposal systems
where sewers are not available for the disposal of

wastewater? O O O X

SUBSTANTIATION (Check [ if project is located in the Geologic Hazards Overlay District):

A Geologic/Fault Investigation, dated March 24, 2016, was prepared by Terra Geosciences and is
included as Appendix C. A response to comments letter, dated December 26, 2016, is included in
Appendix |. A Subsurface Soils Investigation Report, dated April 10, 2016, was prepared by LOR
Geotechnical Group, Inc. and is included as Appendix G.

The project site is located within Southern Califomia, an area known to have had significant
earthquake activity in the past. The Alquist-Priolo Earthquake Fault Zoning (AP) Act was passed into
legistation following the destructive 1971 San Fernando earthquake. The AP Act is used as a
mechanism for reducing losses from surface fault rupture. The California Geological Survey created
a database in which AP fault zones are mapped throughout California. According to the
Geologic/Fault Investigation prepared for the project, the project site is located within a State of
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California AP Earthquake Fault Zone (Bryant and Hart 2007). The Morongo Valley Fault is the
nearest fault to the site, which runs west to east and is approximately 1,600 feet to the southeast of
the project site. There are other faults near the site including the Pinto Mountain Fault (approximately
2.5 miles north) and the San Andreas Fault (approximately 2.25 miles southwest). However, no
“active” faults traverse sither the project site or the adjacent property. Ground rupture will most likely
occur along pre-existing faults. According to the Geologic/Fault Investigation, the possibility of
ground rupture is considered very low.

Liquefaction occurs where there is a loss of strength or stiffness in the soils from repeated
disturbances of saturated cohesionless soil. The Geologic/Fault Investigation points out that the
depth of the groundwater table is currently 50 or more feet below the surface, with underlying
sediments comprised of interbedded fine to coarse-grained unconsolidated to slightly consolidated
sands and silty sands. There is currently no evidence of previous liquefaction activity, but considering
the relatively shallow groundwater table and associated factors, the potential for liquefaction should
be considered.

Soil compaction, low organic matter, loss of soil structure, poor internal drainage, salinization and soil
acidity problems are other serious soil degradation conditions that can accelerate the soil erosion
process. The project site contains unconsolidated alluvial or eroded deposits; the possibility of soil
erosion is moderate.

According to the soils investigation conducted for the project included in Appendix G, the materials
encountered were typically granular and considered to have a very low expansion potential. The
community of Morongo Valley has not adopted its own Municipal Code. However, the County of San
Bernardino requires that each development project, building permit, grading, and any other significant
land-disturbing activity shall inciude the installation of erosion control measures in compliance with
the San Bernardino County Development Code. According to the preliminary site plans prepared for
the project, no septic tanks are proposed to be installed.

Furthermore, the County will require conditions of approval related to geology and soils, which are
listed in Appendix |. Compliance with these mandatory conditions will ensure that impacts are less
than significant, and no mitigation is required.

i) Less than Significant. As mentioned above, the project site is located within an Alquist-Priolo
Fault Zone issued by the State Geologist for the Moronge Valley area. Although the project site is
within an AP Fault Zone, the Geologic/Fault Investigation conducted for the project concluded that
no known active faults are mapped, or are believed to traverse the site. The closest mapped fault to
the project site is a possible branch of the Morongo Valley Fault, located approximately 400 feet to
the southeast. In order to ensure that the project reduces the potential for impacts from earthquakes,
the project would be required to comply with the San Bernardino County Development Code, Section
82.15.040 parts b. This section of the Development Code states that structures or critical facllities
(dams, fuel storage facilities, power plants, etc.) shall be located 150 feet or farther from any active
fault. Compliance with the County’s Development Code would ensure that project impacts would be
reduced to less than significant levels. As such, impacts would be less than significant.

ii) Less than Significant. As stated above, the project site is located within the vicinity of potentially
active faults. This increases the possibility of strong seismic ground shaking affecting the project.
According to the Geologic/Fault Investigation included in Appendix C, strong seismic ground shaking
is primary geologic hazard that existe at the site. The Geologic/Fault investigation provided
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recommendations for the project to ensure that any ground shaking would result in less than significant
impacts to structure or people. |t is recommended that the structures be designed to at least meet the
current California Building Code provisions. Compliance with the Califomia Building Code
requirements and designing the structure to be the maximum level possible would mitigate project
impacts to less than significant levels. As such, impacts would be less than significant.

ili) Less than Significant. The Geologic/Fault Investigation for the project concluded that other that
strong ground shaking, liquefaction, and ground failure are the only other potential impacts that could
occur with respects to geology and soils. The San Bernardino Development Code outlines specific
development standards with which all building projects must comply. Project compliance with the
County Development Code and the California Building Code regulations would reduce project
impacts to less than significant levels. Thus, impacts would be less than significant.

iv) Less than Significant. The project site is located within a relatively flat area with moderate
slopes. The project site is developed with one commercial building in the center of the site and a row
of trees located in the southern portion of the site. The project site is not located within a landslide
hazard area as defined by the California Geological Survey. The nearest hills or mountains are
located approximately 0.32 mile southwest of the project site. As such, impacts related to landslide
potential would be less than significant.

Less than Significant. The project site would not be exposed to substantial soil erosion or loss of
topsoil during any grading activities of construction. The project site is already occupied by an
existing convenience market structure and associated parking. A soils report was conducted for the
project and outlines certain recommendation to ensure that soil erosion impacts are less than
significant. A qualified geotechnical engineer must be on-site prior to any clearing or grading
activities. There shall be a pre-job meeting prior to all grading operations, and grading shall be
performed in accordance with all applicable portions of the California Building Code. Compliance
with all recommendations would reduce the project's impacts to less than significant levels. Thus,
impacts would be less than significant.

Less than Significant. As mentioned above, the project site is located on soil that has the potential
to be affected by liquefaction. Compliance with County Development Code requirements and other
California Building Code regulations would reduce project impacts to less than significant levels.

Less than Significant. As mentioned above, the project site is located on typically granular soils
and is considered to have a very low expansion potential. Thus, specialized construction procedures
are not anticipated to be necessary in order to resist expansive soil activity. Therefore, impacts would
be less than significant.

No Impact. The project does not propose the use of any septic tanks or any other alternative
wastewater disposal system on-site, according to the proposed building plans. Thus, no impacts
would occur.
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Vil GREENHOUSE GAS EMISSIONS—Would the project:
a) Generate greenhouse gas emissions, either directly or O il X O
indirectly, that may have a significant impact on the
environment?
b) Conflict with any applicable plan, policy or regulation of an O O X O
agency adopted for the purpose of reducing the emissions
of greenhouse gases?
SUBSTANTIATION

Vil a)

Environmental Setting

Climate change is a change in the average weather of the earth that is measured by alterations in
wind patterns, storms, precipitation, and temperature. These changes are assessed using historical
records of temperature changes occurring in the past, such as during previous ice ages. Many of the
concerns regarding climate change use this data to extrapolate a level of statistical significance
specifically focusing on temperature records from the last 150 years (the Industrial Age) that differ
from previous climate changes in rate and magnitude.

Gases that trap heat in the atmosphere are referred to as GHGs. The effect is analogous to the way
a greenhouse retains heat. Common GHGs include water vapor, carbon dioxide, methane, NOx,
chlorofluorocarbons, hydrofluorocarbons, perfluorocarbons, sulfur hexafluoride, ozone, and aerosols.
Natural processes and human activities emit GHGs. The presence of GHGs in the atmosphere affects
the earth's temperature. It is believed that emissions from human activities, such as electricity
production and vehicle use, have elevated the concentration of these gases in the atmosphere beyond
the leve! of naturally occurring concentrations.

The State has begun the process of addressing pollutants referred to as short-lived climate poflutants.
Senate Bill 605, approved by the Governor on September 14, 2014 requires the ARB to complete a
comprehensive strategy to reduce emissions of short-lived climate pollutants by January 1, 2016.
ARB will complete an emission inventory of these pollutants, identify research needs, identify existing
and potential new control measures that offer co-benefits, and coordinate with other state agencies
and districts to develop measures.

An Air Quality and Greenhouse Gas Analysis was prepared for the project {(Appendix A). The analysis
includes a list of International, federal, state, and local regulatory agencies and laws that help to limit
the amount of GHGs emitted.

Less than Significant. The analysis prepared for the project was restricted io GHGs identified by AB
32, which include carbon dioxide, methane, NO,, hydrofluorocarbons, perfluorocarbons, and sulfur
hexafluoride. The project would generate a variety of GHGs during construction and operation,
including several defined by AB 32 such as carbon dioxide, methane, and NOx.
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The project may also emit GHGs that are not defined by AB 32. The project would emit nitrogen
oxides and volatile organic compounds, which are ozone precursors. Ozone is a GHG; however,
unlike the other GHGs, ozone in the troposphere is relatively shori-lived and can be reduced in the
troposphere on a daily basis. Stratospheric ozone can be reduced through reactions with other
pollutants.

Certain GHGs defined by AB 32 would not be emitted by the project. Perfluorocarbons and sulfur
hexafluoride are typically used in industrial applications, none of which would be used by the project.
Therefors, it is not anticipated that the project would emit perflucrocarbons or sulfur hexafluoride.

Thresholds of Significance

The evaluation of an impact under CEQA requires measuring data from a project against both existing
conditions and a “threshold of significance.” With regard to establishing a significance threshold, the
Office of Planning and Research's amendments to the CEQA Guidelines Section 15064.7(c) state that
“[wlhen adopting thresholds of significance, a lead agency may consider thresholds of significance
previously adopted or recommended by other public agencies, or recommended by experts, provided
the decision of the lead agency to adopt such thresholds is supported by substantial evidence.”

CEQA Guidselines Section 15064.4(a) further states, “. . . A lead agency shall have discretion to
determine, in the context of a particular project, whether to: (1) Use a model or methodology to quantify
greenhouse gas emissions resulting from a project, and which model or methodology to use . . . ; or
(2) Rely on a qualitative analysis or performance based standards.”

The San Bernardino County GHG emission Development Review Process (DRP) small project
threshold for GHG emissions is 3,000 metric tons of carbon dioxide equivalents (MTCOze) per year.
Small projects that do not exceed 3,000 MTCO:e per year will be considered consistent with the GHG
Plan and determined to have a less than significant individual and cumulative impact for GHG
emissions.

A project that is significant must reduce its impact to less than significant through the implementation
of mitigation measures. A project that i unable to reduce its impact to less than significant must still
implement all feasible mitigation measures.

Construction

The project would emit GHGs from upstream emission sources and direct sources {combustion of
fuels from worker vehicles and construction equipment). As shown in Table 6, project construction
equipment and worker vehicles are estimated to generate a total of approximately 223 MTCO.e. The
emissions are from all phases of construction activities. The emissions are amortized over the 30-
year life of a project and added to the operational emissions.
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Table 6: Construction Greenhouse Gas Emissions

! Emissions (m'ooi- par year} | Total MTCO,e
Phasa B l __ Onsite Off-shts per ymar

Demolition 241 1.1 23.51
81z Preparation | T 008 165
Grading 263 o1 2,74

' Building Conatructien o 185.82 119 167.01
Paving 5.1% 0.44 B.59
Architectural Coating 128 0 128
Total ' - - .7
Amortizad over 30 years - - 743

Note:
MTCO:® = metric tons of carbon dioxids equivalsnts
Source: CalEEMod output (Appendix A).

The operational emissions for the project are shown in Table 7. Operational or long-term emissions
occur over the life of the project. Sources of operational emissions include:

¢ Area. Refers to consumer products, architectural coatings used for periodic repainting of
buildings, and landscaping equipment. Area emissions were estimated using CalEEMod.

o Energy. Refers to the GHG emissions generated by off-site power plants to supply slectricity
required for the project. On-site energy emissions are from natural gas usage for space and
water heating.

* Mobile. Refers to motor vehicle/exhaust emissions from the employee and customer vehicles
and heavy-duty trucks that would access the project site. Motor vehicle emissions were
calculated using CalEEMod and project specific information based on the project traffic study.

e Water. Estimates the land uses contribution of GHG emissions associated with supplying and
treating water and wastewater. Water emissions were estimated using applicant provided water
use estimates and CalEEMod emission factors.

e Waste. Refers to the GHG emissions associated with disposal of solid waste into landfills.
Waste emissions were estimated using CalEEMod.

Table 7: Project Operational Greenhouse Gas Emissions {Annual)

Emissions Source Emissions (MTCO;a)/Year

Area = 0.0

Energy 2297

Mobile [ 1,846,209

Water 0.87

Amoartized Construction Emissions 743

Total Project Emlsslons | 1,877.68
Threshold i 2,000
Significant? i No

Nete:

MTCCOse = metric tons of carben dioxide equivalent
Source of emisalons: Appendix A: CalEEMod Output.
Source of threshold: MDAQMD CEQA Guldelines, 2011

The analysis conducted for the project indicated the annual GHG emissions will be 1,877.56 MTCO-ze
per year. This total is well below the threshold of 3,000 MTCO:ze per year as established by San
Bernardino County. This project total includes both direct (area source and amortized construction)
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and indirect (electricity, solid waste and water usage) GHG emissions. As such, the project will not
result in significant generation of GHGs, either directly or indirectty, and will not have a significant
impact on the environment because of greenhouse gas emissions.

The County of San Bernardino has published its Greenhouse Gas Emissions Development Review
Processes (DRP). The DRP was developed to support the County’s GHG emission reduction plan by
identifying strategies for reducing GHG emissions from development projects within the County. The
DRP identifies a uniform set of performance standards applicable to all development projects including
those whose GHG emissions are less than a 3,000 MT CO:ze threshold that the DRP indicates is an
appropriate greenhouse gas threshold. As noted in the DRP, with the application of the GHG
performance standards, projects that are exempt from CEQA and small projects that do not exceed
3,000 MTCO2e PER YEAR will be considered to be consistent with the Plan and determined to have
a less than significant individual and cumulative impact for GHG emissions. The proposed project will
not exceed 3,000 MTCO2e PER YEAR, pursuant to Tables C and D, above, as described in Section
I, Air Quality, above.

The GHG-reducing performance standards were developed by the County to improve the energy
efficiency, water conservation, vehicle trip reduction potential, and other GHG reducing impacts from
all new development approved within the unincorporated portions of San Bernardino County. As such,
the following Performance Standards establish the minimum level of compliance that a development
must meet to assist in meeting the 2020 GHG reduction target identified in the in the County GHG
Emissions Reduction Plan. These Performance Standards apply fo all Projects, including those that
are exempt under CEQA, and will be included as Conditions of Approval for development projects.

The Performance Standards used for commercial and industrial projects in the county are provided
below and are required to be included as part of the project’'s Conditions of Approval:

COMMERCIAL AND INDUSTRIAL PROJECTS

1. GHG - Operational Standards. The developer shall implement the following as greenhouse gas

(GHG) mitigation during the operation of the approved project:

a) Waste Stream Reduction. The “developer’ shall provide to all tenants and project
employees County-approved informational materials about methods and need to reduce
the solid waste stream and listing available recycling services.

a) Vehicle Trip Reduction. The “developer” shall provide to all tenants and project
employees County-approved informational materials about the need to reduce vehicle
trips and the program elements this project is implementing. Such elements may
include: participation in established ride-sharing programs, creating a new ride-share
employee vanpool, designating preferred parking spaces for ride sharing vehicles,
designating adequate passenger loading and unloading for ride sharing vehicles with
benches in waiting areas, and/or providing a web site or message board for
coordinating rides.

b) Provide Educational Materials. The developer shall provide to all tenants and staff
education materials and other publicity about reducing waste and available recycling
services. The education and publicity materials/program shall be submitted to County
Pianning for review and approval. The developer shall also provide to ali tenants and
require that the tenants shall display in their stores current transit route information for
the project area in a visible and convenient location for employees and customers. The
specific transit routes displayed shall include Omni Trans Route 8, San Bemardino-
Mentone-Yucaipa.
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2. GHG-

c) Landscape Equipment. The developer shall require in the landscape maintenance
contract and/or in onsite procedures that a minimum of 20% of the landscape
maintenance equipment shall be electric-powered.

Construction Standards. The “developer” shail submit for review and obtain approval from

County Planning of a signed letter agreeing to include as a condition of all construction
confracts/subcontracts requirements to reduce GHG emissions and submitting documentation
of compliance. The developer/construction contractors shall do the following:

a)

b)

d)

)

Implement the approved Coating Restriction Plans.

Select construction equipment based on low GHG emissions factors and high-energy
efficiency. All diesel/gasoline-powered construction equipment shall be replaced, where
possible, with equivalent electric or CNG equipment.

Grading contractor shall provide the implement the following when possible:

1) training operators to use equipment more efficiently.

2) identifying the proper size equipment for a task can also provide fuel savings and
associated reductions in GHG emissions

3) replacing older, less fuel-efficient equipment with newer models

4) use GPS for grading to maximize efficiency

Grading plans shall include the following statements:

s “All construction equipment engines shall be properly tuned and maintained in
accordance with the manufacturers specifications prior to arriving on site and
throughout construction duration.”

e “All construction equipment (including electric generators) shall be shut off by work
crews when not in use and shall not idle for more than 5 minutes.”

Schedule construction traffic ingress/egress to not interfere with peak-hour traffic and to
minimize traffic obstructions. Queuing of trucks on and off site shall be firmly discouraged
and not scheduled. A flag person shall be retained to maintain efficient traffic flow and
safety adjacent to existing roadways.

Recycle and reuse construction and demolition waste (e.g. soil, vegetation, concrete,
lumber, metal, and cardboard) per County Solid Waste procedures.

The construction contractor shall support and encourage ridesharing and transit incentives
for the construction crew and educate all construction workers about the required waste
reduction and the availability of recycling services.

3. GHG - Design Standards. The developer shall submit for review and obtain approval from County
Planning that the following measures have been incorporated into the design of the project.
These are intended to reduce potential project greenhouse gas (GHGs) emissions. Proper
installation of the approved design features and equipment shall be confirmed by County
Building and Safety prior to final inspection of each structure.

a)

Meet Title 24 Energy Efficiency requirements implemented July 1, 2014. The Developer
shall document that the design of the proposed structures meets the current Title 24
energy-efficiency requirements. County Planning shall coordinate this review with the
County Building and Safety. Any combination of the following design features may be used
to fulfill this requirement, provided that the total increase in efficiency meets or exceeds
the cumulative goal {100%+ of Title 24) for the entire project (Title 24, Part 6 of the
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California Code of Regulations; Energy Efficiency Standards for Residential and Non
Residential Buildings, as amended January 24, 2013; Cool Roof Coatings performance
standards as amended January 24, 2013):

Incorporate dual paned or other energy efficient windows,

Incorporate energy efficient space heating and cooling equipment,
Incorporate energy efficient light fixtures, photocells, and motion detectors,
Incorporate energy efficient appliances,

Incorporate energy efficient domestic hot water systems,

Incorporate solar panels into the electrical system,

Incorporate cool roofs/light colored roofing,

Incorporate other measures that will increase energy efficiency.

Increase insulation to reduce heat transfer and thermal bridging.

Limit air leakage throughout the structure and within the heating and cooling
distribution system to minimize energy consumption.

b) Plumbing. All plumbing shall incorporate the following:

All showerheads, lavatory faucets, and sink faucets shall comply with the California
Energy Conservation flow rate standards.

Low flush toilets shall be installed where applicable as specified in California State
Health and Safety Code Section 17921.3.
All hot water piping and storage tanks shall be insulated. Energy efficient boilers shall
be used.

Lighting. Lighting design for building interiors shall support the use of:

Compact fluorescent light bulbs or equivalently efficient lighting.

Natural day lighting through site orientation and the use of reflected light.
Skylight/roof window systems.

Light colored building materials and finishes shall be used to reflect naturai and artificial
light with greater efficiency and less glare.

A multi-zone programmable dimming system shall be used to control lighting to
maximize the energy efficiency of lighting requirements at various times of the day.

d) Building Design. Building design and construction shall incorporate the following elements:

Orient building locations fo best utilize natural cooling/heating with respect to the sun
and prevailing winds/natural convection to take advantage of shade, day lighting and
natural cooling opportunities.

Utilize natural, low maintenance building materials that do not require finishes and
regular maintenance.

Roofing materials shall have a solar reflectance index of 78 or greater.

All supply duct work shall be sealed and leak-tested. Oval or round ducts shall be used
for at least 75 percent of the supply duct work, excluding risers.

Energy Star or equivalent appliances shall be installed.

A building automation system including outdoor temperature/humidity sensors will
control public area heating, vent, and air conditioning units

Landscaping. The developer shall submit for review and obtain approval from County
Planning of landscape and irrigation plans that are designed to include drought tolerant
and smog tolerant trees, shrubs, and groundcover to ensure the long-term viability and to
conserve water and energy. The landscape plans shall include shade trees around main
buildings, particularly along southern and western elevations, where practical.
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f)

9)

h)

4, GHG -

Irrigation. The developer shall submit irrigation plans that are designed, so that all common
area irrigation areas shall be capable of being operated by a computerized irrigation
system, which includes either an on-site weather station, ET gauge or ET-based controller
capable of reading current weather data and making automatic adjustments to
independent run times for each irrigation valve based on changes in temperature, solar
radiation, relative humidity, rain and wind. In addition, the computerized irrigation system
shall be equipped with flow sensing capabilities, thus automatically shutting down the
irrigation system in the event of a mainline break or broken head. These features will assist
in conserving water, eliminating the potential of slope failure due to mainline breaks and
eliminating over-watering and flooding due to pipe and/or head breaks.

Recycling. Exterior storage areas for recyclables and green waste shall be provided.
Where recycling pickup is available, adequate recycling containers shall be located in
public areas. Construction and operation waste shall be collected for reuse and recycling.

Transportation Demand Management (TDM) Program. The project shall include adequate
bicycle parking near building entrances to promote cyclist safety, security, and
convenience. Preferred carpool/vanpool spaces shall be provided and, if available, mass
transit facilities shall be provided {e.g. bus stop bench/shelter). The developer shall
demonstrate that the TDM program has been instituted for the project or that the buildings
will join an existing program located within a quarter mile radius from the project site that
provides a cumulative 20% reduction in unmitigated employee commute trips. The TDM
Program shall publish ride-sharing information for ride-sharing vehicles and provide a
website or message board for coordinating rides. The Program shall ensure that
appropriate bus route information is placed in each building.

Installation/Implementation Standards. The developer shall submit for review and obtain

approval from County Planning of evidence that all applicable GHG performance standards
have been installed, implemented properly and that specified performance objectives are
being met to the satisfaction of County Planning and County Building and Safety. These
installations/ procedures include the following:

a)

b)

c)

Design features and/or equipment that cumulatively increases the overall compliance of
the project to exceed Title 24 minimum standards by five percent.

All interior building lighting shall support the use of fluorescent light bulbs or equivalent
energy-efficient lighting.

Installation of both the identified mandatory and optional design features or equipment that
have been constructed and incorporated into the facility/structure.
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VIl b) Less than Significant. In January of 2012, the County of San Bernardino adopted a Greenhouse Gas
Emissions Reduction Plan (GHG Plan), along with procedure for reviewing individual land use
proposals to ensure the project-level impacts are evaluated to ensure incremental compliance with
the countywide plan strategies. Total construction and operation GHG emissions were calculated with
the CalEEMod, using project-specific inputs. As noted above, the calculated GHG emissions are
below the level at which further design and operational measures would be required to reduce
emissions and conform to the County’s GHG Plan. Therefore, the project is consistent with the
County’s GHG Plan. The project would not conflict with any applicable plan, policy, or regulation of
an agency adopted for the purpose of reducing the emissions of GHGs.

As such, the project would not exceed the San Bemardino GHG DRP small project threshold. The
project will comply with statewide regulations that reduce GHG emissions and applicable San
Bernardino County ordinances and standards. Therefors, the project does not conflict with any plans
to reduce GHG emissions. Thus, impacts would be less than significant.
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Issues Potentlally Lessthan Less than No
Significent  Significant Significant  Impact
impact with

Mitigation
Incorp.

Viil. HAZARDS AND HAZARDOUS MATERIALS—Would
the project:

a) Create a significant hazard to the public or the
Environment through the routine transport, use, or
disposal of hazardous materials? |:| X O ]

b) Create a significant hazard to the public or the
environment through reasonably foreseeable upset and
accident conditions involving the release of hazardous
materials into the environment? | X O O

c) Emit hazardous emissions or handle hazardous or acutely
hazardous materials, substances, or waste within
one-quarter mile of an existing or proposed school? O OJ X O

d) Be located on a site, which is included on a list of
hazardous materials sltes compiled pursuant to
Government Code Section 65962.5 and, as a result,
would it create a significant hazard to the public or the
environment? O O O X

e) For a project located within an airport land use plan or,
where such a plan has not been adopted, within two miles
of a public airport or public use airport, would the project
result in a safety hazard for people residing or working in

the project area? O O H X

f} For a project within the vicinity of a private airstrip, would
the project result in a safety hazard for people residing or
working in the project area? ] O ] X

g) Impair implementation of or physically interfere with an
adopted emergency response plan or emergency

evacuation plan? O O X O]

h) Expose people or structures to a significant risk of loss,
injury or death involving wildland fires, including where
wildlands are adjacent to urbanized areas or where
residences are intermixed with wildlands? | ] X ]

SUBSTANTIATION

Vila) Short-term Construction Impacts

Less than Significant with Mitigation Incorporated. During construction of the proposed project,
hazardous or potentially hazardous materials would be routinely handled in small quantities on the
project site. These hazardous materials would include gasoline, diesel fuel, lubricants, and other
petroleum-based products used to operate and maintain construction equipment and vehicles. This
handling of hazardous materials would be a temporary activity and coincide with the short-term
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VIl b)

construction phase of the proposed project. Any handling of hazardous materials would be limited in
both quantities and concentrations. Hazardous materials associated with operation and maintenance
of construction equipment and vehicles may be stored on the project site. Only the amounts needed
are anticipated to be kept on-site, and excessive amounts are not expected to be stored. Removal
and disposal of hazardous materials from the project site would be conducted by a permitted and
liconsed service provider. Any handling, transporting, use, or disposal would comply with all
applicable federal, state, and local agencies and regulations, including the EPA; the California
Department of Transportation (Caltrans); the California Department of Toxic Substances Control
(DTSC); the California Department of Industrial Relations (Cal/lOSHA); the Resource Conservation
and Recovery Act (RCRA); and the San Bemnardino County Fire Department (SBCFD) (the Certified
Unified Program Agency [CUPA] for San Bernardino County).

Because of the age of the existing convenience store located on the project site, there is a possibility
that potentially hazardous buildings materials such as asbestos-containing materials (ACM), lead-
based paint, PCBs, or mercury may be encountered during demolition of these structures. If present,
removal of these materiais from the project site would be conducted by contractors licensed and
permitted to handle these materials in accordance with all applicable federal, state, and local
regulations. As such, Mitigation Measure HAZ-1 would be required to reduce potential impacts to
acceptable levels of significance. Therefore, with the implementation of mitigation, short-term
construction impacts associated with the handling of hazardous materials would be less than
significant.

Long-term Operational Impacts

Less than Significant. During the operation phase of the project, hazardous or potentially
hazardous materials would be routinely handled, stored, and dispensed on the project site. Since
the proposed project includes a gas station, an underground storage tank (UST) will store gas and
diesel fuel on the project site. The UST would consist of double-walled, fiberglass fuel storage tank
with leak detection sensors. Because of the nature of the proposed project, and in particular the gas
station, the project would be subject to routine inspection by federal, state, and local regulatory
agencies with jurisdiction over fuel dispensing facilities. In order to remain operational, the proposed
project, including the UST and all associated fuel delivery infrastructure (i.e., gas pumps), would be
required to comply with all applicable federal, state, and local regulation, including but not limited to
those provisions established by Section 2540.7, Gasoline Dispensing and Service Stations, of the
California Occupational Safety and Health Regulations; Chapter 38, Liquefied Petroleum Gases, of
the California Fire Code; RCRA; and the SBCFD. Collectively, the routine inspection of the gas
station, the UST, and all associated fuel delivery infrastructure along with the continued mandated
compliance with all federal, state, and local regulations would ensure that the proposed project is
operated in a non-hazardous manner. Therefore, long-term impacts associated with handling,
storing, and dispensing of hazardous materials would be less than significant.

Less than Significant with Mitigation Incorporated. As addressed in Impact 8a), any handling,
storing, or digpensing activities associated with hazardous or potentially materials would comply with
all applicable federal, state, and local agencies and regulations. Both short-term construction and
long-term operation of the proposed project would comply with all applicable federal, state, and local
agencies and regulations with the policies and programs established by agencies such as the EPA,
Caltrans, DTSC, Cal/lOSHA, RCRA, and the SBCFD. Adherence with the applicable policies and
programs of these agencies would ensure that any transport or interaction with hazardous materials
would occur in the safest possible manner, reducing the opportunity for the accidental release of
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Vil ¢)

Vil d)

Vill e)

VIl f)

Vill g)

hazardous materials into the environment. Any handling of hazardous materials would be limited in
both quantities and concentrations. As mandated by the U.S. Occupational Safety and Health
Administration (OSHA), all hazardous materials stored on-site would be accompanied by a Material
Safety Data Sheet (MSDS), which, in the case of accidental release, would inform on-site personnel
as to the necessary remediation procedures.

However, because of the age of the existing convenience store located on the project site, there is a
possibility that potentially hazardous buildings materials such as ACM, lead-based paint, PCBs, or
mercury may be encountered during demolition of these structures. If present, removal of these
materials from the project site would be conducted by contractors licensed and permitted to handle
these materials in accordance with all applicable federal, state, and local regulations. As such,
Mitigation Measure HAZ-1 would be required to reduce potential impacts to acceptable levels of
significance. Therefore, with the implementation of mitigation, impacts associated with the release
of hazardous materials would be less than significant.

Less than Significant. The Merongo Vailey Elementary School (10951 Hess Boulevard, Morongo
Valley) is located approximately 0.5 mile northwest of the project site. As previously addressed, the
handling and transport of all hazardous or potentially hazardous materials would comply with all
applicable federal, state, and local agencies and regulations with the policies and programs
established by agencies such as the EPA, Caltrans, DTSC, Cal/lOSHA, RCRA, and the SBCFD.
Adherence with the applicable policies and programs of these agencles will ensure that any
interaction with hazardous materials would occur in the safest possible manner, reducing the
opportunity for the accidental release of hazardous materials into the environment. As such, the
possibility of an accidental release of hazardous or potentially hazardous materials on the project
affecting the Morongo Valley Elementary School site is remote. Therefore, impacts associated with
the handling of hazardous materials within 0.25 mile of a school would be less than significant.

No Impact. According to a records search using the California Department of Toxic Substances
Control's (DTSC) EnviroStor database, the project site is not identified as a hazardous materials site.
Additionally, no such site is located adjacent to the project site or within the general project area.
Therefore, there would be no impact associated with hazardous materials sites.

No Impact. The project site is not located within the area covered by an airport land use plan, and
there is no public airport within 2 miles of the project site. The closest airport to the project site is the
Roy Williams Airport, located approximately 20.4 miles northeast of the project site. Therefore, the
project would not create a safety hazard to the people residing or working in the project area, and no
impacts would occur.

No Impact. There are no private airstrips located within the project vicinity. Therefore, no impact
associated with private airstrip hazards will occur.

Less than Significant. The project would not interfere with the County’s Emergency Operations
Plan because it does not contain any features that would prohibit the execution of such plans. The
project would provide access via two driveways along Twentynine Palms Highway and Senilis
Avenue, and would contain adequate access and circulation for emergency equipment on-site.
Evaluation and approval of the proposed site plan by the San Bernardino County Fire Department
would be required to ensure adequacy of emergency access. Thus, impacts to an emergency
response plan would be less than significant.
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VIl h)

Less than Significant. According to the San Bernardino County Land Use Plan Hazards Overlays
Map, the project area is located in Fire Safety Area 2. Fire Safety Area 2 (FS2) includes those lands
just to the north and east of the mountain FS1 area in the mountain-desert interface. These areas
have gentle to moderate sloping terrain and contain light to moderate fue! loading. These areas are
periodically subject to high wind conditions that have the potential of dramatically spreading wildland
fires. Development proposed in the FS1, FS2, or FS3 Overlays is required to comply with all
applicable requirements of Section 82.13.060 of the County of San Bernardinc Development Code.
By complying with the Development Code, project impacts would be less than significant.

Mitigation Measures:

MM HAZ-1: Prior to the demolition of the existing convenience store located on the project site, the
structures shall be evaluated for the presence of asbestos-containing material (ACM), lead-based
paints, PCBs, or mercury prior to their demolition. The evaluation shall be conducted by a Cal-OSHA
certified ACM and lead-based paint contractor. Any ACM or lead identified as a result of the
evaluation shall be removed by a Cal-OSHA certified ACBM and lead-based paint contractor and be
transported and disposed of off-site in accordance with regulatory requirements.
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Issues Potentially Less than  Less than No

Significant  Significant Significant  Impact
Impact with
Mitigation
Incorp.
IX. HYDROLOGY AND WATER QUALITY—Would the
project:
a) Violate any water quality standards or waste discharge
requirements? O | X O
b) Substantially deplete groundwater supplies or interfere
substantially with groundwater recharge such that there
would be a net deficit in aquifer volume or a lowering of
the local groundwater table level (e.g., the production rate
of pre-existing nearby wells would drop to a level, which
would not support existing land uses or planned uses for
which permits have been granted)? O H X ]
¢) Substantially alter the existing drainage pattern of the site
or area, including through the alteration of the course of a
stream or river, in a manner that would result in
substantial erosion or siltation on- or off-site? O 1 X ]

d) Substantially alter the existing drainage pattern of the site
or area, including through the alteration of the course of a
stream or river, or substantially increase the rate or
amount of surface runoff in a manner that would rasult in
flooding on- or off-site? Il ] = O

e) Create or contribute runoff water, which would exceed the
capacity of existing or planned stormwater drainage
systems or provide substantial additional sources of

polluted runoff? O O X O
f) Otherwise substantially degrade water quality? O O = ]
g) Place housing within a 100-year flood hazard area as

mapped on a Federal Flood Hazard Boundary or Flood
Insurance Rate Map or other flood hazard delineation

map? O O O X
h) Place within a 100-year flood hazard area structures that
would impede or redirect flood flows? O H O X

i) Expose people or structures to a significant risk of loss,
injury or death involving flooding, including flooding as a
result of the failure of a levee or dam? ]

O
L O
X X

i) Inundation by seiche, tsunami, or mudflow? O O
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SUBSTANTIATION (Check [_| if project is located in the Flood Hazard Overlay District).

X a)

A Preliminary Hydrology Study was prepared by Greenberg Farrow, dated April 25, 2016, included
as Appendix D.

Environmental Setting

The proposed project is located at the northeast corner of the intersection of Twentynine Palms
Highway and Senilis Avenue in Morongo Valley, San Bernardino County, California. San Bernardino
County detention requirements mandate that the proposed project detain post-development peak
flow rates to less than 90 percent of the pre-development peak flow rates for the 2-, 10-, 25-, and
100-year storm events, as determined by the Preliminary Hydrology Report (Appendix D).

By definition, wastewater is any water that has been adversely affected in quality by anthropogenic
influence. Wastewater can originate from a combination of domestic, industrial, commercial or
agricultural activities, surface runoff, or stormwater and from sewer inflow or infiltration. According to
Golden State Water Company (GSWC), two water systems serve the Morongo Valley area: the
Morongo del Sur System and the Moronge del Norte System, both of which rely upon groundwater
pumped from the Morongo Valley portion of the Morongo Basin.

According to GSWC's website, the local conservation standard has been adjusted for Morongo
Valley's water system. Customers may now water outdoor landscapes up to 3 days per week, with
a new reduction goal of 20 percent. GSWC has implemented local conservation standards for its
water systems, reflecting the State Water Board's revised emergency regulations.

By definition, impervious surfaces are mainly structures such as pavements (roads, sidewalks,
driveways, and parking lots) that are recovered by impenetrable materials such as asphalt, concrete,
brick, stone and rooftops. Solls compacted by urban development are also highly impervious.
Pervious pavement is designed to allow infiltration of stormwater through the surface into the soil
below where the water is naturally filtered and pollutants are removed.2 There are four main types
of stormwater pollution: litter, chemical pollution, natural poliution, and sediment pollution. An
aboveground detention basin will be constructed to the southeast of the proposed convenience store
to reduce post-development peak flow rates. Stormwater flows from the detention basin will exit the
site through a parkway drain to Senilis Avenue at the southeast corner of the site. According to the
Federal Emergency Management Agency (FEMA), Morongo Valley is located in flood map boundary
Number 0671C8850H, effective August 28, 2008.

The 42 natural disasters that have occurred in San Bernardino County exceed the U.S. average of
12; 18 of these were floods.3 By definition, a seiche is a temporary disturbance or oscillation in the
water level of a lake or partially enclosed body of water, especially one caused by changes in
atmospheric pressure. A tsunami is a long, high sea wave caused by an earthquake, submarine,
landslide, or other disturbance. A mudflow is an avalanche, fluid, or hardened stream of mud. None
of these occurrences have affected the project site in the past.

Less than Significant. Construction of the proposed project, including grading and excavation
activities may result in temporary impacts to surface water quality. When disturbance to underlying
soils occurs, the surface runoff that flows across the site may contain sediments that are ultimately
discharged into the storm drainage system, thereby causing sediment pollution. As the project is

http:/Awww lakesuperiorstreams.org/stormwaterftoolkl/paving.himl
http/fwvew.clty-data.com/city/Morongo-Valley-Callfornia.html

100 of 173



APN: 0853-212-01-06 & 21 Initial Study Page 59 of 91
P201600219 — Senilis CK Store

May 2017

IX b)

IX c)

IX d)

IXI e)

anticipated to disturb more than cne acre of soil, it will require implementation and consistency with
a Storm Water Pollution Prevention Plan (SWPPP). Furthermore, Section 85.11.030(a) provides that
no land disturbance or construction activity may take place without first obtaining approval of erosion
control measures to ensure that erosion would not reasonably be expected to occur. Best
management practices (BMPs) are required be implemented at all land disturbance sites, regardless
of the area of disturbance. BMPs may include temporary erosion control measures (such as fiber
rolls, staked straw bales), landscaping, and sediment basins. Compliance with SWPPP and Chapter
85.11 of the County Development Code will ensure that impacts are less than significant.

Less than Significant. The project proposes to build a retail fueling station with a mini-market on
the project site, which will result in similar water usage as the existing convenience market on the
site. The project does not propose to build any facilities on site that could substantially deplete the
groundwater supplies or interfere with groundwater recharge {e.g., a retail carwash, large-scale
residential uses, high number of restrooms, or significantly increasing the percentage of impervious
surfaces on-site). As such, the project would have less than significant impacts related to
groundwater supplies and groundwater recharge.

Less than Significant. According to the Preliminary Hydrology Report prepared by Greenberg
Farrow (2016), the proposed development will reduce post-development peak storm flows to less
than the allowable maximum rates. The detention basin for the site was designed to reduce the post-
development peak flow rates for the 2-, 10-, 25- and 100-year storm events to less than 90 percent
of the 2-, 5-, 10-, and 25-year storm events. Table 9 shows the pre and post-development rate
comparison for the proposed project, with post-development decreasing flow rates decreasing to
approximately 26 percent lower values. The project site is not located within the vicinity of a stream
or river, and would not result in substantial erosion on- or off-site. As such, impacts would be less
than significant.

Table B: Pre- and Post{-Development Runoff Rate Comparison

Pre-davelopment Flow | Post-devalopmant Max. Posi-development
Stomm Years Rafe {cfs) Flow {cfs} Detention Cutfiow fcfs)
Z-year sioom 1.6% a7 1.538
0-year slorm 234 222 208
25-year siorm &85 23 2852
DI peN S10rm 448 320 a1
Thote
ofs = oubic feet per seoond

Less than Significant. As mentioned above, the proposed project will decrease the existing
drainage pattern of the site, but does not propose to alter the drainage pattern of the site in a manner
that would increase runoff or result in flooding. Site plans include a proposed detention basin in the
southeastern section of the site. Compliance with Chapter 85.11 of the County Development Code
will ensure that impacts would be less than significant.

Less than Significant. The topography of the site is relatively flat and there are no bodies of water
located on the property or within its vicinity. Although flow patterns will be slightly decreased as
mentioned above, the proposed project does not have the potential to exceed the capacity of existing
stormwater drainage systems. The addition of fuel pumps and underground storage tanks could
potentially contribute vehicle fuels to storm runoff. However, these uses would be subject to County
of San Bernardino and Colorado River Basin Regional Water Quality Control Board regulations and
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IX f)

IX g)

IX h)

IX i)

1Xj)

permit requirements to ensure that they do not result in a substantial increase of polluted runoff.
Thus, impacts would be less than significant.

Less than Significant. During project construction, the project would result in an initial net increase
of temporary impacts to water quality; however, impacts would not be sufficient to substantially
degrade water quality over time, and a National Pollution Discharge Elimination System discharge
permit will not be required. As discussed above, compliance with County Development Code Chapter
85.11 of the County Development Code will ensure that impacts to water quality would be less than
significant.

No Impact. According to FEMA’s Flood Rate Insurance Map (FIRM) for the project area (FIRM
Community Panel Number 0607 1C8850H) the project site is located in “Zone X,” designated an area
of 0.2 percent annual chance of flooding; area of 1 FEMA annual chance flood with average depths
of less than 1 foot or with drainage areas less than 1 square mile; and areas protected by levees
from 1 percent annual chance flood. Because of proposed project site’s location, the site would not
be affected by the possibility of flooding. The project does not propose any housing development
that would subject people to the risk of a potential flooding event. As such, no impacts would occur
related to placing housing within a 100-year flood hazard area.

No Impact. As described in Impact g, the project site is located in a FEMA-designated 100-year
flood zone. However, the proposed project’s location and site plans will retain the same drainage
patterns as those of the current convenience market on-site. As such, impacts would be less than
significant.

No Impact. The project site is not located within a dam hazard inundation area. The closest dam to
the project site is the Big Bear Dam, located approximately 26 miles northwest of the proposed project
site. The project would not expose people or structures to risk of loss, injury, of death involving
flooding because of its location. Thus, the project would have no impacts on levees or dams.

No Impact. Given the location of the project site in relatively flat terrain and the fact that it is not near
any body of water, the project would not expose people to a seiche, tsunami, or mudflow events. As
such, no impacts would occur.
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Significant  Significant  Significent impact
impact with
Mitigation
z Incorp.
X. LAND USE AND PLANNING—Would the project:
a) Physically divide an established community? O M M [
b) Conflict with any applicable land use plan, policy, or
regulation of an agency with jurisdiction over the project
(including, but not limited to the general plan, specific
plan, local coastal program, or zoning ordinance) adopted
for the purpose of avoiding or mitigating an environmental
effect? Il 1 = O
c) Conflict with any applicable habitat conservation plan or
natural community conservation plan? ] N O X
SUBSTANTIATION

A Phase | Environmental Site Assessment Report was prepared by Blaes Environmental
Management, Inc., dated August 23, 2015, for the project site and is included in Appendix F.

Environmental Setting

Morongo Valley's Community Plan includes goals and policies that address the unique land use issues
that are not included in the Countywide General Plan. With the ongoing development in many of the
County's rural areas, the significance of harnessing valuable natural resources, habitats and
preserving open space has become significantly important to community residents. Protection of
nearby habitat, preservation of existing communities, and the provision of spaces for organized
expansion of the Morongo Valley community are some of the County’s main goals. According to the
Morongo Community Plan Land Use Plan, the project site is designated General Commercial.
According to the County’s Zoning Code, the surrounding zoning districts to the project site include
Morongo Valley Single Residential—10,000-square-foot minimum boundary (MV/RS-10M) and
Morongo Valley General Commercial (MV/CG) zones. The Morongo Valley plan area also contains
Multiple Residential, Office Commercial, Neighborhood Commercial, General Commercial, Service
Commercial, Community Industrial, and Institutional land use districts. However, these uses make up
only a small percentage of the total plan area.*

Both the Morongo Valley Community Plan and San Bernardino General Plan project population growth
in the upcoming years from enormous quantities of rural land yet to be developed. Both plans have
policies intended to preserve and protect these rural lands from being developed. The Jurisdictional
Control designation for the project site is Private Unincorporated Land, according to the County of San
Bernardino Land Use Zoning Districts.? This allows for a wide range of commercial activity, including
commercial useas that serve the residents of Morongo Valley and nearby areas.

The site Iis located at the intersection of Twentynine Palms Highway (SR-62) and Senilis Avenue. The
County of San Bernardino Development Code outlines a variety of regulations and policies to which
buildings must adhere. The project is a proposed commercial development on a previously disturbed

4
[}

http/fwww.sbcounty.gov/Uploads/lus/CommunityPlans/MorongoCP.pdf
http/fems.sbcounty.gov/lus/Planning/ZoningOverlayMaps/ZoningMaps.aspx
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and developed property. There is currently no adopted Habitat Conservation Plan or Community
Conservation Plan for the County of San Bemardino or the Morongo Valley planning area.

No Impact. The physical division of an established community typically refers to the construction of
a linear feature, such as an interstate highway or railroad tracks, or removal of a means of access,
such as a local bridge, that would impact mobility within an existing community between a community
and its outlying area. The project does not involve any such features, and would not remove any
means of access or impact mobility. The proposed project would involve construction and operation
of a convenience store/gas station on a previously developed property established for similar uses.
The project site Is privately owned, and the implementation of the project would not eliminate access,
reduce connectivity, or otherwise physically divide an existing community. As such, no impacts would
OCCuUr.

Less than Significant. The project would not conflict with the County’s General Plan or Development
Code. As part of the project approvals, the project applicant is seeking to change the General Plan
designation of a portion of the site (0.24 acre) from MV/RS-10M (Single Residential—10,000-square-
foot minimum parcel size) to MV/CG (General Commercial). This will serve to reconcile
inconsistencies between the General Plan designation and the proposed project. The project
represents the beneficial re-use of a site that was previously developed for a similar use. The project
will be required fo comply with all applicable provisions of the County Development Code. Therefore,
impacts would be less than significant.

No Impact. As stated above, there are currently no adopted Habitat Congervation Plans or Natural
Communities Conservation Plans within San Bernardino County or the Morongo Valley planning area.
This precludes the possibility of the project having an impact with regard to an HCP or NCCP. Thus,
no impacts would occur.
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Significant  Significant  Significant impact
impact with
Mitigation

Incorp.

Xl.

MINERAL RESOURCES—Would the project:

b)

Result in the loss of availability of a known mineral
resource that would be of value to the region and the
residents of the state? O | OJ X

Result in the loss of availability of a locally important
mineral resource recovery site delineated on a local
general plan, specific plan or other land use plan? O O O X

SUBSTANTIATION (Check [ | if project is located within the Mineral Resource Zone QOverlay):

Xl a)

XI'b)

Environmental Setting

The project site is a census-designated place (CDP) located on Twentynine Palms Highway (SR-62)
in San Bernardino County. The project site is approximately 1.2 acre, currently developed with a
market/deli, with pavement to the northeast of the building. The proposed Circle K will be 4,968 square
feet. Morongo Valley contains 18,554 nearby mines (all of which are claims), including 1,846 active
and 16,706 closed mines. However, there is one active mineral recovery site located approximately
1.22 miles from the project site.® The project site is not located within one of these mining areas.

No Impact. As described above, the project site is located on a previously renovated lot. The project
site is not located on an active or dormant mine. The construction of this project would not result in
the loss of any known mineral resources, thereby precluding the possibility of impacts as a result of
the project. As such, no impacts would occur.

No Impact. Although there is a high concentration of active mine claims in the area of the project site,
the completion of this project would not disrupt the availability of locally important mineral recovery
sites. The project site is not located on an active or dormant mine and would not restrict the availability
of any natural resources. Thus, no impacts would occur.

https://thediggings.com/places/ca0?12408870
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Significant  Significant  Significant impact
Impact with
Mitigation
incorp.
_XIl. NOISE—Would the project:

a) Exposure of persons to or generation of noise levels in

excess of standards established in the local general plan

or noise ordinance, or applicable standards of other

agencies? O O X O
b) Exposure of persons to or generation of excessive

groundbomne vibration or groundborne noise levels? O O X O
¢) Asubstantial permanent increase in ambient noise levels

in the project vicinity above levels existing without the

project? O O X O
d) A substantial temporary or periodic increase in ambient

noise levels in the project vicinity above levels existing

without the project? ] X O O
e) For a project located within an airport land use plan or,

where such a plan has not been adopted, within two

miles of a public airport or public use airport, would the

project expose people residing or working in the project

area to excessive noise levels? O H ] X
f) Fora project within the vicinity of a private airstrip, would

the project expose people residing or working in the

project area to excessive noise levels? O O O X

SUBSTANTIATION (Check if the project is located in the Noise Hazard Overlay District [_| or is subject

to severe noise levels according to the General Plan Noise Element [ 1):

Environmental Evaluation

The following section is based, in part, on the information contained within the December 4, 2015
Acoustical Analysis prepared for the proposed project by WJV Acoustics, Inc., included as Appendix
E of this document.

Characteristics of Noise

Noise is defined as unwanted sound. Sound levels are usually measured and expressed in decibels
(dB) with 0 dB corresponding roughly to the threshold of hearing. Most of the sounds that we hear in
the environment do not consist of a single frequency, but rather a broad band of frequencies, with
each frequency differing in sound level. The intensities of each frequency add together to generate a
sound. Noise is typically generated by transportation, specific land uses, and ongoing human activity.

The standard unit of measurement of the loudness of sound is the decibel (dB). The 0 point on the
dB scale is based on the lowest sound level that the healthy, unimpaired human ear can detect.
Changes of 3 dB or less are only perceptible in laboratory environments. A change of 3 dB is the
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lowest change that can be perceptible to the human ear in outdoor environments, while a change of
5 dBA is considered the minimum readily perceptible change to the human ear in outdoor
environments.

Since the human ear is not equally sensitive to sound at all frequencies, the A-weighted decibel scale
(dBA) was derived to relate noise to the sensitivity of humans. The scale gives greater weight to the
frequencies of sound to which the human ear is most sensitive. Furthermore, the A-weighted sound
level is the basis for a number of various sound level metrics, including the day/night sound level (Lan)
and the Community Noise Equivalent Level {(CNEL), both of which represent how humans are more
sensitive to sound at night. In addition, the equivalent continuous sound level (Leg) is the average
sound energy of time-varying noise over a sample period and the Lmsx is the maximum instantaneous
noise level occurring over a sample period.

Regulatory Framework

Section 83.01.080 (Noise) of the San Bemardinc County Development Code establishes noise
compatibility standards for stationary noise sources. The Development Code (Code) addresses the
statistical distribution of noise over time and allows for progressively shorter periods of exposure to
levels of increasing loudness. Table 10 summarizes the applicable exterior noise level standards of the
code. The standards are to be applied during any one-hour time period of the day or night and the
standards are 10 dB more restrictive during the nighttime hours of 10:00 p.m. to 7:00 a.m. The standards
of the noise ordinance may be adjusted upward {made less restrictive) if existing ambient noise levels
without the source of concern already exceed the code noise standards. The Code states “if the
measured ambient level exceeds any of the first four noise limit categories in Subsection (d)(2), the
allowable noise exposure standard shall be increased to reflect the ambient noise level. If the ambient
‘noise level exceeds the fifth noise limit category in Subsection (d)(2), the maximum allowable noise level
under this category shall be increased to reflect the maximum ambient noise level.” The categories
described in Subsection (d)2) of the Code are summarized numerically in Table 10.

Table 10: Existing Noise Levels Compared to Exterior Stationary Noise Level
Standards, dBA San Bernardino County Development Code

A — Daytime (7 am-10 pm} Nighttime (10 pm-7 am)
Category {Ln)i Standard Existing Standard Existing
1 Average (Le) 55 a3 45 57
2 15 (L2s) g0 | e 50 56
3 5 (Les) 85 85 85 81
4 1{Li7) 70 | 687 80 85
5 0 (Line) 75 ! B3 85 76

Note:
" In iayman's terms, the noise level standards shown may not be exceeded for more than the specified
number of minutes within any 1-hour tima parod. The L, value shown in parenthesis indicates the percent
of the time during an hour that a particular noise level may nct be exceeded. For example, the Ls,
represents 50% of the hour, or 30 minutes.

Source: San Bernardino County Development Code.

Existing Noise Conditions

A site inspection and noise monitoring were conducted on November 19, 2015 to evaluate the acoustical
characteristics of the site and quantify existing ambient noise levels within the project area. Existing
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sources of noise near the project site include vehicular traffic on Twentynine Palms Highway and Senilis
Avenue, and noise related to activities from nearby commercial and retail activities.

Ambient noise monitoring equipment consisted of a Larson-Davis Laboratories Model LDL 820 sound
level analyzer equipped with a Bruel & Kjaer (B&K) Type 4176 %" microphone. The monitor was
calibrated with a B&K Type 4230 acoustical calibrator to ensure the accuracy of the measurements.
The equipment complies with applicable specifications of the American National Standards Institute
(ANSI) for Type 1 (precision) sound level meters.

Ambient noise measurements were conducted for a continucus 24-hour period using the automated
sound level meter. The ambient noise monitoring site was located along the property line, between
the project site and the closest existing residence.

Table 10 provides the average hourly daytime and average hourly nighttime noise levels over the 24-
hour measurement period, described in terms of the applicable noise mefrics established in the code.
Table 10 indicates that average existing daytime (7:00 a.m. to 10:00 p.m.) ambient noise levels in the
project vicinity are approximately 63 dB Leq, with average hourly Lmex lovels of approximately 83 dB.
Average existing nighttime (10:00 p.m. to 7:00 a.m.) ambient noise levels in the project vicinity are
approximately 57 dB Lag, wWith average hourly Lmex levels of approximately 76 dB. It should be noted
that existing ambient nolse levels (without the project) equal or exceed the Code standards in all but
one of the daytime statistical categories, and exceed the statistical Code standards in all five nighttime
statistical categories.

Less than Significant. The proposed convenience store and vehicle fueling station would operate
24 hours per day, 365 days per year. Potential sources of project-related noige include roof-mounted
HVAC units, delivery truck movements, parking lot activities and idling refrigeration trucks. According
to the project applicant, the project would not include a loading dock or trash/cardboard compactor.
Additionally, the project will include the construction of a 6-foot concrete masonry wall along the
northern and eastern property line. The wall will provide acoustical shielding from ground-level
project-related noise sources to the nearby residential land uses.

HVAC Units

The project would include roof-mounted HVAC units on the retail store space that could be audible at
existing residential land uses to west. Based upon reference data from similar stores, it is estimated
that noise levels from roof-mounted HVAC units at the closest homes to the project site would be in
the range of 35 dBA to 40 dBA. This includes consideration of acoustic shielding provided by the
building structure and roof parapets on the west side of building closest to existing homes. With regard
to compliance with the code noise standards, the Leq standard would apply. For the purpose of this
analysis it was assumed the HVAC units could be in constant and continuous operation during any
given hour. Noise levels produced by roof-mounted HVAC units would not exceed the applicable Leq
daytime standard of 55 dBA or the applicable Le nighttime standard of 45 dBA at nearby noise-
sensitive land uses.

Slowly Moving Trucks

Delivery trucks would enter the project site either via Twentynine Palms Highway or Senilis Avenue,
and would likely park along the southern portion of the project site. Slowly moving delivery trucks are
not likely to pass within 150 feet of the closest existing residential land use.
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WJV Acoustics has conducted measurements of the noise levels produced by slowly moving trucks
for a number of studies. Such truck movements would be expected to produce noise levels in the
range of 60 dBA to 66 dBA at a distance of 150 feet. The 6-foot concrete masonry wall would provide
a minimum of 5 dBA reduction to the residential uses to the west, with the resulting truck movement
noise levels in the range of 55 dBA to 681 dBA as measured at this nearest noise-sensitive receptor.
The range in measured truck noise levels is due to differences in the size of trucks, their speed of
movement, and whether they have refrigeration units in operation during the pass-by. Because of the
infrequent nature of project-related truck deliveries, the Lmax standard would apply. Truck movements
would not exceed the daytime Lmax Standard of 75 dBA or the nighttime Lmex standard of 65 dBA.
Furthermore, it is unlikely that truck deliveries would occur between the nighttime hours of 10:00 p.m.
and 7:00 a.m.

Refrigeration Trucks

WJV Acoustics conducted measurements of the noise levels produced by idling refrigeration trucks
for a study in 2009. Noise levels were measured at a reference distance of 100 feet from the
refrigeration unit, in multiple directions in order to document the loudest angle from the unit. The
refrigeration unit utilized for reference noise level measurements was a Thermoe King “Whisper Edition”
Model SBIII-SR+. The refrigeration unit ran continuously at the high setting during the tests because
the trailer had been sitting empty and the interior of the trailer was warmer than would occur with a
loaded trailer. Typically, refrigeration units run at the high setting for only a few minutes before
switching to the low setting. Noise level measurements obtained at eight separate angles from the
unit were in the range of 51 dBA to 54 dBA. Taking into consideration the distance between any
possible idling refrigeration trucks to the closest home, and the 6-foot concrete masonry wall, noise
levels associated with a truck refrigeration unit would be expected to be approximately 42 dBA to 45
dB at the closest existing homes to the project site. Such levels would not excead any of the noise
performance standards of the Code.

Therefore, as none of the operational noise levels would exceed the applicable noise performance
standards of the Code, noise impacts would be less than significant and no mitigation would be
required.

Less than Significant. The proposed project is a relatively small development consisting of a 4,968-
square-foot convenience store and a covered motor vehicle fuel station on a 1.2-acre site. Grading
and construction activities would not require the type and amount of equipment that would cause
excessive groundborne noise and vibration. Of the variety of equipment used during construction,
small vibratory rollers that are anticipated to be used in the site preparation phase of construction
would produce the greatest groundborne vibration levels. Impact equipment such as pile drivers is
not expected to be used during construction of this project. Small vibratory rollers produce
groundborne vibration levels ranging up to 0.101 inch per second (in/sec) peak particle velocity (PPV)
at 25 feet from the operating equipment. The nearest off-site receptor to the proposed construction
areas where heavy construction equipment would operate is residential land use west of the project
on Senilis Avenue. This receptor is located approximately 25 feet from the nearest construction
footprint where heavy construction equipment would potentially operate. At this distance,
groundborne vibration levels could range up to 0.101 PPV from operation of a small vibratory roller.
This is below the County’s vibration standard of 0.2 PPV as measured at the nearest off-site receptor.
Therefore, construction-related groundborne vibration impacts would be considered less than
significant.
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Upon completion of construction, the project would not include any permanent sources of groundborne
vibrations other than those generated by occasional truck deliveries. However, the project is required
to maintain vibration and groundborne levels at or below County Standards identified in Development
Code Section 83.01.090. As this is a mandatory requirement, it is not considered a mitigation
measure. Therefore, project-related groundborne vibration impacts would be less than significant.

Less than Significant. As addressed in the noise impact analysis discussion above, once operational,
the proposed project will require delivery of gasoline, diesel, and convenience store goods
approximately five to six times a week. Commercial truck delivery activities are not known at this time.
Truck access to the project site will be via either Twentynine Palms Highway or Senilis Avenue. Low
speed and idling trucks would be expected to produce noise levels in the range of 60 dBA to 66 dBA
Lmax &t @ distance of 150 feet. The 6-foot concrete masonry wall would provide a minimum of 5 dBA
reduction to the residential uses to the west, with the resulting truck movement noise levels in the range
of 55 dBA to 61 dBA Lmax. Sources of noise from parking lots will also be audible at nearby receptors,
including tire noise, slamming of doors, and pedestrians. It is typical for a passing car in a parking lot to
produce a maximum nolise level of 60 dBA to 65 dBA Lmex at a distance of 50 feet, which is comparable
to the level of a raised voice. For this project, the majority of parking would be located at least 150 feet
from the closest existing home. Additionally, parking lot noise would be acoustically shielded by the
store building and the proposed 6-foot concrete masonry wall. General parking ot noise would not be
expected to exceed 45 dBA Lmax &t the closest homes.

Similarly, the noise impact analysis discussion shows that anticipated noise levels from idling
refrigeration trucks would range from approximately 42 dBA to 45 dBA Lme at the closest existing
sensitive receptors to the project site.

The daytime average hourly maximum noise levels at the project site measured up to 83 dB Limnax; and
the nighttime average hourly maximum noise levels measured up to 76 dB Lmex. These project-related
operational noise levels are below the measured existing average hourly daytime and nighttime
maximum noise levels. Therefore, noise levels from these project-related noise sources would not
result in a substantial permanent increase in ambient noise levels in the project vicinity compared with
conditions existing without the project.

Less than Significant With Mitigation Incorporated. As discussed in Impacts 12a and 12c,
operational noise levels associated with implementation of the proposed project would comply with all
applicable San Bernardino County Development Code noise standards and would not result in a
substantial increase above existing measured noise levels in the project vicinity.

Project-related construction activities could result in high intermittent noise levels at the closest noise-
sensitive land uses surrounding the project site. However, although the construction of the project
would temporarily increase ambient noise levels (primarily due to equipment use during grading and
building construction activities), construction-related noise is exempt from County Noise Standards
during 7:00 a.m. to 7:00 p.m., except Sundays and federal holidays. Therefore, by restricting the
permissible hours of construction activities, and by implementing the best management noise
reduction techniques and practices outlined in MM NOI-1, potential short-term construction noise
impacts on sensitive receptors in the project vicinity would be reduced to less than significant.

No Impact. The project site is not located within the area covered by an airport land use plan that
identifies noise impacts, and there is no public airport within the 2 miles of the project site. The closest
airport to the project site is the Roy Williams Airport, located approximately 20.4 miles northeast of the
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project site. As such, the project would not expose people residing or working in the project area to
excessive noise levels.

No Impact. The project is not located within two miles of a private airstrip and therefore would not
expose people to excessive noige levels from aircraft operations from private airstrips.

Mitigation Measures:

MM NOI-1: In accordance with County standards, implementation of the following multi-part mitigation
measure for project construction would reduce potential construction period noise impacts to less-
than-significant levels:

o The construction contractor shall limit all noise producing construction-related activities,
including haul truck deliveries or warming up and idling of heavy construction equipment, to the
hours of 7:00 a.m. to 7:00 p.m., Monday through Saturday. No construction shall be allowed on
Sundays and federal holidays.

¢ The construction contractor shall place all stationary construction equipment so that emitted
noise is directed away from sensitive receptors nearest the project site.

» The construction contractor shall locate equipment staging in areas that will create the greatest
distance between construction-related noise sources and noise-sensitive receptors nearest the
project site during all project construction and placed so that emitted noise is directed away from
adjacent residences.

e The construction contractor shall ensure all construction equipment utilize noise reduction
features (e.g., mufflers and engine shrouds) that are no less effective than those originally
installed by the manufacturer.

¢ The construction contractor shall ensure that unnecessary idling of internal combustion engines
(i.e., idling in excess of 5 minutes) is prohibited.

» The construction contractor shall utilize “quiet” models of air compressors and other stationary
noise sources where technology exists.
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issues Potentially Lessthan Less than No
Significant  Significant  Significant impact
Impact with
Mitigation
Incorp.

Xiil.

POPULATION AND HOUSING—Would the project:

b)

c)

Induce substantial population growth in an area, either
directly {for example, by proposing new homes and
businesses) or indirectly (for example, through extension
of roads or other infrastructure)? ] O X O

Digplace substantial numbers of existing housing,
necessitating the construction of replacement housing

elsewhere? ] O I X

Displace substantial numbers of people, necessitating
the construction of replacement housing elsewhere? d M| | X

SUBSTANTIATION

Xl &)

Environmental Setting

Morongo Valley has experienced an increase of population growth since 2000, growing annually at
a rate of 1.4 percent. Today, the population in Morongo Valley is approximately 3,552 people.
Morongo Valley's goal is to preserve the existing rural desert environment and the rural town
character of the community. The Morongo Valley plan area is anticipated to experience growth as
the desert region develops further. The rural nature and availability of vacant land will continue to
attract development to the plan area. As the plan area develops, it will be important to ensure that
the rural features of the area are preserved. The total number of household in the Morongo Valley
area in 2000 was 1,455. The projected population by the year 2030 is estimated to be around 5,103.
This would result in an increase of 3,315 total households, with an annual growth rate of 2.8 percent.
Of the roughly 3,000 residents that reside in Morongo Valley, about 300 of them are currently
employed. This number is projected to increase by an annual growth of 2 percent, according to
Morongo Valley’s Community Plan.” These numbers imply that the plan area will reach between 20
to 30 percent of its potential population and household capacity by the year 2030.

The Morongo Valley Community Plan establishes goals of enhancing development within the existing
downtown commercial area of Moronge Valley and avoiding building in outer areas.

Less than Significant. The project would not result in a substantial direct increase in the population
in Morongo Valley area. The project would replace an existing convenience market use with a new,
improved facility. Construction workers employed on the project site would likely be from the
surrounding area, and given the short duration of construction, it is not anticipated that any
construction workers would relocate to the area due to employment opporiunities created by the
project. Likewise, any additional persons employed by the project would likely live nearby, and any
increase in employees at the site would be nominal compared with the existing number of persons
employed on the project site and the community’s planned growth. The project proposes to build a
Circle K Gas Station with a convenience store and does not propose any residential development.
As such, impacts would be less than significant with respect to population growth.

7

http=//www.sbcounty.gov/Uploads/lus/CommunityPlans/MorongoCP.pdf
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Xl b) No Impact. The project site does not contain any vacant housing or housing that is currently
occupied. This precludes the possibility of the project having impacts that would displace housing.
As such, no impacts would oceur.

Xlll ¢) No Impact. The project site does not contain any vacant housing or housing that is currently
occupied. Therefore, the project does not propose any activity that would result in the displacement
of a substantial number of people. As such, no impacts would occur.
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Significant  Significant  Significant Impact
impact with
Mitigation
Incorp.
XIV. PUBLIC SERVICES

d)

e)

Would the project result in substantial adverse physical
impacts associated with the provision of new or physically
altered governmental facilities, need for new or physically
altered governmental facilities, the construction of which
could cause significant environmental impacts, in order to
maintain acceptable service ratios, response times or
other performance objectives for any of the public
services.

Fire Protection?

Police Protection?

X O O

Schools?
Parks?

[ O I I N
O 0000
X

O 00X KX

Other Public Facilities?

X

“SUBSTANTIATION

Environmental Setting

The Morongo Valley Fire Department (MVFD) provides fire protection services to the community of
Morongo Valley. MVFD Is located 0.1 mite from the project site. The mission of the MVFD is to save
lives and protect residents from wildfires. MVFD covers an area of approximately 30 square miles
and provides services to an estimated population of around 5,000 citizens. The MVFD is governed
by a locally elected community service board consisting of five officials. The MVFD senior command
structure consists of a Fire Chief, two Fire Captains, three Engineers and unpaid Apprentice
Firefighters. Wildfires in Morongo Valley are categorized in the “highest® risk category by the State of
California, making wildfires a threat in the area to those that occupy it. Prime wildfire season tends to
fall anywhere between the middle of May lasting until October. Morongo Valley neighbors Federal,
State and County wildiands (San Bemardino National Forest and Joshua Tree National Monument)
forming an “Urban Interface Risk.” MVFD has recently upgraded its equipment to maintain its status
as a medic unit.

The San Bernardino County Sherif’'s Department, Morongo Basin Station (MBS), provides police
protection services in Morongo Valley. The MBS station is the third largest Sheriff's station in both
area and number of overall calls for law enforcement services in San Bernardino County. MBS is
located in Joshua Tree, California, which is roughly 18.4 miles from the project site. MBS relies on
the numerous human resources of the community who are willing to join with the department in its
public safety mission, resulting in nearly 200 members in its various Voluntesr Forces organizations.
These forces consist of Uniformed Patrol Reserves, Search and Rescue, Mounted Equestrian Search
and Rescue, Explorer Scouts, and seven separate Citizen Patrol Units who work in support of
uniformed patrol deputies to provide a dynamic and community-based law enforcement service.
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The community of Morongo Valley belongs to the Morongo Unified School District (MUSD). MUSD
includes 11 elementary schools and five secondary schools (high schools) totaling 16 schools in the
district. The closest school to the project site is Morongo Valley Elementary, located approximately
0.4 mile northeast of the project site. Neither the Morongo Valley Community Plan nor the San
Bernardino County General Plan contains student generation rates. However, the project does not
propose any housing development that would generate new student enroliment.

The Morongo Valley Community Plan area contains a variety of different wildemess and recreation
areas within and surrounding the community. The Sawiooth Mountains to the north, Joshua Tree
National Park to the east, and the San Bernardino Mountain Range to the west. The plan area also
contains the Big Morongo Canyon Preserve, which is approximately 0.35 mile east of the project site.
The Preserve offers amenities such as hiking, ecology, and nature study opportunities. Park facilities
provide recreation opportunities to serve the entire region, while emphasizing local park facilities to
serve the Morongo Valley community. Additionally, Covington Park was established in 1962 when the
Covington Family deeded the land to the community for use as a park. Covington Park is buffered by
35 acres leased from the County of San Bernardino, which borders the Big Morongo Canyon Preserve
area of critical concern. The park contains a tennis court, beach volleyball court, baseball fields,
basketball courts, The Children’s Library, and numerous youth programs including summer camps
and a softball league.

The Quimby Act was adopted into legislation in the year 1975 to ensure adequate open space acreage
in jurisdictions adopting Quimby Act Standards. The Quimby Act's main purpose is to push developers
to mitigate the impacts of property improvements. It forces special districts to work with cities and/or
counties to receive parkland dedication and/or in-lieu fees. The Community of Morongo Valley does
not contain a library, except for Covington Park, nor does it contain a community or senior center.

Less than Significant. The project would involve the construction of a new Circle K Gas Station with
a convenience store which would replace an existing commercial building. The project would be
constructed in accordance with current Building Code requirements, including those related to fire
safety. Any increased demand for fire protection services would be minimal when compared with the
demand of the existing building on the project site. The project would not require constriction of a new
MVFD facilities or the expansion of existing facilities to accommodate new staff or equipment. Thus,
impacts would be less than significant.

Less than Significant. The project proposes to build a new Circle K convenience store, which would
replace an existing commercial building that is currently used for similar purposes. Because the
project represents the continuation of an existing use, it is not anticipated to result in a significant
increase in calls for police services beyond what are typically associated with convenience store uses
(such as theft and loitering). The project would not require the construction of new police facilities or
the expansion of existing facilities to accommodate new staff or equipment. Therefore, impacts to
police protection would be less than significant.

No Impact. As mentioned above, the project would not result in a direct increase in population growth,
and would not result in additional student enroliment at any area schools. The project would not result
in a substantial increase in the student population that would require a new school facility to be built.
As such, no impacts would occur.

No Impact. The project would not result in a direct increase in population that would heavily impact
the nearby parkland in the area, as it does not propose to develop residential uses. Any indirect
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increase in population would be nominal and would not result in new park facilities being built.
Therefore, there would be no impact on local and nearby parks.

No Impact. Morongo Valley is a small town consisting of only 3,000 to 4,000 residents with limited
public resources available. However, the community takes pride in its parks system, which offers a
majority of the town's amenities. There Is a children’s library that is part of Covington Park, which is
located 0.36 mile from the project site. Since the project would not create a direct increase in the
town’s population, no new public facilities would need to be created, and no significant effect on the
environment would occur.
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Issues Potentlailly Lessthan Less than No
Significant  Significant  Significant impact
Impact with
Mitigation
incorp.
XV. RECREATION
a) Would the project increase the use of existing
neighborhood and regional parks or other recreational
facilities such that substantial physical deterioration of the
facility would occur or be accelerated? il O X H
b) Does the project include recreational facilities or require
the construction or expansion of recreational facilities,
which might have an adverse physical effect on the
environment? O O X ]
SUBSTANTIATION B ‘
XV a} Less than Significant. The proposed project is a convenience store with a motor fuel station. The
project would not increase the use of existing neighborhood and region parks or other recreational
facilities such that substantial physical deterioration of the facility would occur or be accelerated,
because the proposed project would not generate any new residential units. Therefore, the impacts
to parks generated by the employees of the project would be minimal.
XV b) Less than Significant. The proposed project does not include recreational facilities or require the

construction or expansion of recreational facilities which might have an adverse physical effect on the
environment, because the proposed project would not result in an increased demand for recreational
facilities. Therefors, impacts would be less than significant.
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Potentially
Significant
Impact

Less than

with
Mitigation

Incorp.

Less than No
Significant  Significant impact

XVI.

TRANSPORTATION/TRAFFIC—Would the project:

b)

d)

Conflict with an applicable plan, ordinance or policy
establishing measures of effectiveness for the
performancs of the circulation system, taking into account
all modes of transportation including mass transit and
non-motorized travel and relevant components of the
circulation system, including but not limited to
intersections, streets, highways and freeways, pedestrian
and bicycle paths, and mass transit?

Conflict with an applicable congestion management
program, including, but not limited to level of service
standards and travel demand measures, or other
standards established by the county congestion
management agency for designated roads or highways?

Result in a change in air traffic patterns, including either
an increase in traffic levels or a change in location that
results in substantial safety risks?

Substantially increase hazards due to a design feature
(e.g., sharp curves or dangerous intersections) or
incompatible uses (e.g., farm equipment)?

Result in inadequate emergency access?

Conflict with adopted policies, plans, or programs
regarding public transit, bicycle, or pedestrian facilities, or
otherwise decrease the performance or safety of such
facilities?

O

O O

SUBSTANTIATION

XV a)

A Traffic Impact Study prepared by RK Engineering Group, Inc., dated October 8, 2015, is included

as Appendix H.

Environmental Evaluation

The project site is currently developed with a market/deli and pavement to the northeast of the

building.

Furthermore, the County will require conditions of approval related to transportation, which are listed
in Appendix I. Compliance with these mandatory conditions will ensure that impacts are less than

significant.

Less than Significant. As shown on Table 11, all study area intersections are currently operating

at an acceptable level of service (LOS) {LOS D or better).
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Table 12, depicts the trip generation rates used to forecast existing and proposed trips, and

summarizes the project’s daily, AM peak hour, and PM peak-hour trip generation potential.

The

project site is currently occupied by a 1,788-square-foot market, and therefore, existing land use trip
credits are applicable for this site. Traffic generated by the existing use has been credited against
the overall increase in new trips generated by the proposed development. Existing land use trip
credits account for vehicles already on the road as a result of the existing use. The existing land
use trip credit was reviewed by the County of San Bernardino and Caltrans during the scoping
process. The Institute of Transportation Engineers (ITE) Trip Generation, 9th Edition {2012) was
utilized to provide the trip generation rates for the proposed land uses.

Table 12: Trip Generation Rates'
Peak Howr
e AM PU
Tiip
Land Use Code (Units®| i | Ot | Total | oo | Out | Total | DBy
Supervarket (Exiaing) g60 | T8F [ 211 | 120 | 240 | 488 | 465 | 048 | 102
Comverense [Aee W 863 P | e | a2 | w57 | ose | ose | 1007 [se2mn
Bﬂsﬁmmﬂd}

1 mmdm
¥ Y8F = Thousend Sqmane Fael FP = Fusing Posiions

Enginasrs, {ITE], Trip Generation, P Eciion, 2012

Table 13 summarizes the trip generation for the existing site and the project. The project would
generate up to 6,058 net daily trips, including up to 68 net new trips produced in the AM peak hour
and up to 62 new trips in the PM peak hour.
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Table 13: Project Trip Generation

Peak Hour
Quantit AM l EN

Land Use y |Units'| In | Out |Tolal | In | Owt | Total | Dally
Supermarkst (Exlating)* 1755 | TSF -4 2 K. ] -8 16 | -178
Convenience Market 12000 | FP 89 o9 168 114 114 228 | 6,511
With Gas Pumps (proposad)
:g;s)—say Trip Reduction (AM = 63%, PM = -82 62 | 124 | -75 76 | 180 | -274
Project Trip Ganeration 5 97 192 106 108 212 | 8332
{Net New Trips Without Pass-By Reduction)
Project Trip Generation 33 a8 68 31 3 ez 6,058
(Net New Trips With Pass-By Reduction)

Noha:
TSF = Thousand Sguare Feet

2 Existing land use trip credits are consistent with LADOT policy for trip generation calculation.

* Trip reduction credits are referenced from [TE Trip Generation Manual. 1TE does not provide daily

Elau-bny reduutl:n rates for Land Use 853; therefore only the AM and PM peak hours are credited towards
e daily pass-by.

Opening Year Cumulative Plus project Traffic Conditions

To account for area wide growth on roadways, project completion (year 2017) volumes have been
calculated based on a 1 percent annual growth rate of existing traffic volumes over a two-year
period. It is estimated that there would be an approximate 2 percent increase in traffic under
Opening Year (2017) conditions. As shown in Table 14, all study area intersections are anticipated
io continue to operate at acceptable LOS under Opening Year traffic conditions.

Tabla 14; intarssction Analysis for Opening Year (2017) With Ambient Traflic Conditions Without Project
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As shown in Table 15, the addition of project-related traffic is not anticipated to significantly impact
any of the five key study intersections under opening year traffic conditions. All of the key study
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intersections would operate at an acceptable LOS during the AM and PM peak hours in the Year
2017, with project implementation.

Table 15; Intersection Analysls for Project Opening Year (2017) With Amblent Traffic and Proposed Project Conditions

\]
intersection Approach Lane(s) | Dety | towior
- Morthbound |  Southbound |  Eastbound Westhound | (sees)' | Sawvice
intersactian Cantrat® | L T | R L T | R | L TR | L T | R |am|Pw|am|pPM
Tweontynine Pairme Highwey css 10 | 48 | 05 | 10 | 18 [ 05 | 00 | 11 | 00 00 | 1 | 00 [182|138| C
SR-82 (NS) at Wast Oriva!
Wountain View Drive (EW)4 | _! |
Tweniynine Paims Highway css 10 [ 15 | 05 | 10 |15 | 05 00 | 1 |00 |[oD | w |00 218|271 cCc | D
g—gg {NS) at Park Avenue
Twentynine Palme Highway 18 10|15 a5 | 10|18 |05 |00 | u | oo oo | w | oo [124]128] B | B
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EW)
Twentynine Palms Highweay Css 10 1.5 06 1.0 15 05 /] 11 oo 0.0 1 | 00 (98 (137 | A B
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Twentynine Palms Highway CE&S 1.0 15 05 1.0 15 05 | 0 1 [+ 1] 00 1u | oo [156 /180 © B
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EW | ! |
T . 4
Twentynirs Pakme Highway css 10 | %8 [ 08 | 10 | 20 [ 10 | 10 |10 | 10 | 10 | 10 | 10 (123 173| B | C
SR-82 (NS) st Project Aovess 1
B : ! [ _ I ! l.—4
Project Accass 2 (NS) at css 00 | 00 | 00 | 05 | 00D | 05 | 05 | 05 | 00 00 |05 | 05 |88 |67 A | A
Senilis Avenue [EA) | | .

Notes!

1 Whet i right turn lena is designatud, the lane cun be sither striped or unslriped. To function as & right turn lane there must be aufflclent width far right tuming
vehicies o trevel culside the through lanes, Wharg "1™ ls Indieated for the through mevement and 0% are Ingizated for RIL movements, the R andior L tums are
shared with the through movement.

L = Laft; T = Through; R = Right, > = Right Turn Ovariap; >> = Fres Right Turn; Beld = Improvement; | = Shared Left-Through-Right Turn Lane

2 Analysis Software: Traffix, Version 8.0. In accordance with the 2000 Highway Capacity Manual, overall aversge intersection delay and level of service ane shown for
Intersactions with traffic signal or ali-way stop control. Far Intarsections with oross-streat stop control, the delay and level of service for the worst individust
mevement (or movements sharing a single lane} are shown,

& T8 = Traffic Signal CS8 = Cross-Street Stop

4 Qcoasionally, HCM analysis software will ealculate lower vehicle delay with the addition of project traflls, even theugh the volume of the intersaction incraases, This
Is typicatly aftibuted to the numerous Rerations the model eomputes of lane utilization and gap acceptanca. In such cases, the difference is typlcally negligible and
thie mesults sre adjusted o show no change in defay.

The County of San Bernardino Draft Interim Traffic Impact Study Guidelines state that the following
criteria shall be used to determine if the addition of project traffic should be considered to have a
significant impact, and whether feasible measures must be identified to mitigate the impacts:

1. Signalized Intersections: Any study intersection that is operating at LOS A, B, C, or D for any
study scenario without project traffic in which the addition of project traffic causes the intersection
to degrade to LOS E or F shall mitigate the impact to bring the intersection back to at least LOS
D. Any study intersection that is operating at LOS E or F for any study scenario without project
traffic shall mitigate any impacts so as to bring the intersection back to the overall level of delay
established prior to project traffic being added.

2. Unsignalized Intersections: An impact is considered significant if the study determines that either

section a) or both sections b) and c¢) occur.

a) The addition of project related traffic causes the intersection to move from LOS D or better
to LOS E or worse OR

b) The project contributes additional traffic to an intersection that is already projected to
operate at LOS E or F with background traffic AND

¢) One or both of the following conditions are met:
1. The project adds ten (10) or more peak-hour trips to any approach.
2. The intersection meets the peak-hour traffic signal warrant after the addition of the

project traffic.
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XVI b)

XVI ¢)

XV d)

As shown in the above tables, the proposed project does not cause any study intersection to
degrade to LOS E or F. The project would not conflict with an applicable plan, ordinance, or policy
establishing measures of effectiveness for the performance of the circulation system. The project
would result in less than significant impacts on traffic/circulation and the surrounding roadway
network.

Less than Signlificant. The purpose of the Congestion Management Program (CMP) is to develop
a coordinated approach to managing and decreasing traffic congestion by linking the various
transportation, land use, and air quatity planning programs throughout the County, consistent with
that of the Southern California Association of Governments (SCAG). The CMP requires review of
substantial individual projects, which might on their own impact the CMP transportation system. A
CMP traffic impact analysis is not required for this project based on the project’s trip generation. The
proposed development is projected to generate less than the 250-trip-per-hour threshold necessary
for requiring a CMP traffic impact analysis (as shown on Table 13). This project will have access to
a state highway facility and Caltrans has been consulted during the scoping process of this report.
Impacts would be less than significant.

No Impact. The project site is not located within the area covered by an airport land use plan, and
there is no public airport within the 2 miles of the project site. The closest airport to the project site
is the Roy Williams Airport, located approximately 20.4 miles northeast of the project site. As such,
the project would not result in a change air traffic patterns and would not result in any substantial
safety risks.

Less than Significant. One of the most important aspects in the design and construction of new
development along an arterial highway is the safety and efficiency of vehicles entering and exiting
the site. The presence and maintenance of adequate sight distance is crucial in ensuring the
satisfactory operation of project driveways. The project will take access to Twentynine Palms
Highway (SR-62) which is classified as Major Highway in the County of San Bemardino Circulation
Plan. Sight distance at all project access points shall comply with the following County of San
Bernardino and Caltrans standards:

a. The minimum sight distance for the access onto Twentynine Palms Highway is 580 feet.
b. The minimum sight distance for the access onto Senilis Avenue is 200 feet.

c. The project shall maintain a limited use area, to be kept clear of all obstructions over 30 inches
high, including signage and vegetation.

d. Sightdistance at all project access points should be reviewed with respect to Caltrans and County
of San Bernardino sight distance standards at the time of preparation of final grading, landscape,
and street improvement plans.

Stopping sight distance is the minimum distance required by a highway user, traveling at a given
speed, to bring a vehicle or bicycle to a stop after an object 0.5-foot high (or higher) on the road
becomes visible. Stopping sight distance is the sum of two distances: (a) the distance travelled by a
vehicle from the instant the driver sights an object necessitating a stop to the instant the brakes are
applied (brake reaction distance); and (b) the distance needed to stop the vehicle from the instant
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XVI )

brake application begins (braking distance). Stopping sight distance requirements are based on the
design speed of the highway, not the actual posted speed limit.

Twentynine Palms Highway (SR-62) is designated a Major Highway in the County of San Bernardino
Circulation Plan and the minimum design speed is 60 miles per hour {(mph). Senilis is an unclassified
local road with minimum design speed of 30 mph. Based on Table 201.1 of the Caltrans Highway
Design Manual 2012, the minimum required stopping sight distance to be provided for the project
access driveway on Twentynine Palms Highway is 580 feet, and the required stopping sight distance
for the project access driveway on Sanilis Avenue is 200 feet.

Senilis Avenus is partially located along the inside of a horizontal curve. The project construction will
remove existing trees that would potentially constrain sight distance. It is expected that adequate
sight distance can be accommodated at this driveway.

In order to ensure adequate sight distance is provided, the project will maintain a limited use area, to
be kept clear of all obstructions over 30 inches high, including signage and vegetation.

In addition, the proposed project would provide one restricted access driveway on Twentynine Palms
Highway (right-in/right-out only) and one full access driveway on Senilis Avenue. Project driveways
shall be designed to accommodate truck turning movements (WB-62 minimum) so that trucks may
access the site from the nearest lane adjacent to curb without swinging into the adjacent travel lane
or into opposing traffic. The project does not propose any changes to the existing roadway alignment
or lane configurations that would result in sharp curves or dangerous intersections. In addition, the
project does not include the use of any incompatible vehicles or equipment on-site, such as farm
equipment. Impacts would be less than significant.

Less than Significant. The proposed project would not result in inadequate emergency access as
the project would provide a full access driveway on Twentynine Palms Highway and a full access
driveway on Senilis Avenue. Impacts would be less than significant.

Less than Significant. An existing bus stop on Twentynine Palms Highway, south of the project
driveway and northeast of Senilis Avenue, has the ‘potential to interfere with sight distance during
times when a bus is stopped. The current bus stop is located approximately five feet southwest of
the first driveway. Review of the bus service schedule for this area showed that the Morongo Basin
Transit Authority (MBTA) operates two bus lines along this route. Route 12 runs on weekdays and
provides three service times per day. Route 15 runs Friday through Sunday and provides one service
time on Friday and two service times on Sunday. Based on the limited service of the bus stop, fewer
than three times per day, it is not expected that buses will significantly interfere with driveway
operation. Sidewalks currently exist along Twentynine Palms Highway, on the western border of the
project. The intersection of Twentynine Palms and Senilis Avenue is currently constructed with
crosswalks on all legs of the intersection. The project does not to propose to alter any pedestrian
facilities. There are currently no bike lanes in the project vicinity. As such, the project will have a
less than significant impact on public transit, bicycle, and pedestrian facilities. The site plan has
been designed to incorporate a bus turnout consistent with Morongo Basin Transit Authority
requirements and Caltrans’ recommendations. The bus turnout is proposed to be located in front of
the project site along Twentynine Palms Highway. The bus turnout includes a bus stop and shelter,
front and rear ADA loading area.

123 of 173



APN: 0853-212-01-06 & 21 Initial Study Page 82 of 91
P201600219 - Senllis CK Store
May 2017

124 of 173



APN: 0853-212-01-06 & 21 Initial Study Page 83 of 91
P201600219 ~ Senilis CK Store

May 2017
Issues Potentlally Lessthan  Less than No
Significant  Significant  Significant Impact
impact with
Mitigation
Incorp.
XVII. UTILITIES AND SERVICE SYSTEMS—Would the project:
a) Exceed wastewater treatment requirements of the
applicable Regional Water Quality Control Board? H O X O
b) Require or result in the construction of new water or
wastewater treatment facilities or expansion of existing
facilities, the construction of which could cause significant
environmental effects? d O u X
¢) Require or result in the construction of new storm water
drainage facilities or expansion of existing facilities, the
construction of which could cause significant
environmental effects? 1 O X ]
d) Have sufficient water supplies available to serve the
project from existing entittements and resources, or are
new or expanded entitlements needed? ] N X |
e) Result in a determination by the wastewater treatment
provider, which serves or may serve the project that it has
adequate capacity to serve the project’s projected demand
in addition to the provider's existing commitments? ] I X O
f) Be served by a landfill(s) with sufficient permitted capacity
to accommodate the project’s solid waste disposal needs? O ] X ]
g) Comply with federal, state, and local statutes and
regulations related to solid waste? ] N X J
SUBSTANTIATION

Environmental Setting

According to the 2007 Moronge Valley Community Plan (MGVC), Golden State Water Company
provides water services for the areas at and around the proposed project site, and obtains water for
and from their own wells. The company has a reservoir storage capacity totaling 0.492 million gallons,
with 836 water connections. The amount of water that supplied to the community is amount to be
approximately 320 million gallons. Regarding wastewater, the entire Morongo Valley community is
developed with septic tanks and leachfield systems, with an unknown number of private systems, as
some properties have multiple systems. The MGVC notes that current regulations do not require
single-family residences of less than five units to report on domestic sewage use and maintenance.
The MGVC also noted that for larger, non-residential systems, the Colorado River Regional Water
Quality Control Board requires that "no part of the subsubsurface disposal systems shall be closer than
150 feet to any water well or closer than 100 feet to any stream, channel, or other water source.” The
board also requires that there must be a sufficient number of proposed developments for the possibility
of a complete replacement of the septic system. The proposed project would comply with this
agreement.

125 of 173



APN: 0853-212-01-06 & 21 Inltial Study Page 84 of 91
P201600219 - Senllls CK Store

May 2017

XVIi a)

XVII b)

XVl ¢)

XVII d)

Burrtec operates as the waste transportation company that services Morongo Valley and nearby
locations along Twentynine Palms Highway. The closest landfill is Landers Landfill, approximately 17
miles from the project site; however, Trail's End Transfer Station is located in Morongo Valley
(approximately 1.2 miles from the project site} and has a maximum permitted throughput of 95 tons per
day, with a total capacity of 99 tons. Landers Sanitary Landfill (36-AA-0057) contained a maximum
permitted capacity of 3,083,500 cubic yards as of September 30, 2013 and has a remaining capacity
of 466,471 cubic yards, according to CalRecycle.®

California highly values its water resources, which are significantly limited in quantity and quality. San
Bernardino County will coordinate and cooperate with governmental agencies at all levels to ensure
safe, reliable, and high quality water supply for all residents and ensure prevention of surface and
ground water pollution.

According to CalRecycle, California’s new waste division goal is the 75 percent initiative, a strategy to
achieve 75 percent of solid waste generated to be source-related, recycled, and composted by the
year 2020. Morongo Valley does not have a construction and debris ordinance or a waste diversion
crdinance; however, Burrtec does have a material recovery facility located in San Bernardino.

Less than Significant. As noted above, the Morongo Valley is developed with septic tanks and leachfield
systems. If the Applicant submits project plans which require a waste treatment, it will comply with all
applicable requirements and guidelines set in place by the Colorado River Regional Water Quality Control
Board(CRGWQC) that are related to the On-site Wastewater Treatment Systems Policy. As such,
impacts to wastewater treatment requirements would be less than significant.

Less than Significant. As noted above, the proposed project will retain similar land uses consistent
with a similar market/convenience store facility, which would result in a nominal increase to Morongo
Valley's existing wastewater generation. The Applicant has procured a “Will Serve Letter,” located in
Appendix J, noting that the GSWC facilities will be able to supply the proposed project's eventual
buildout and operation, thereby complying with county requirements. As noted above, the proposed
project will comply with the requirements of the CRGWQC for on-site wastewater treatment systems.
Thus, the implementation of the proposed project would not require the construction of new water
treatment facilities or expansion of existing facilities. Therefore, less than significant impacts would
OCCUI.

Less than Significant. According the preliminary hydrology report, stormwater flows from the
detention basin will exit the site through a parkway drain to Senilis Avenue at the southeast corner of
the site. Drainage patterns for the project generally flow from west to east with stormwater traveling
as overland flow. However, the proposed development will reduce post-development peak storm flows
to less than the allowable maximum rates, according to the “Detention Basin Design Criteria for San
Bernardino County.” The detention basin for the site was designed to reduce the post-development
peak flows for the 2-, 10-, 25- and 100-year storm events to less than 90 percent of the 2-, 5-, 10- and
25-year storm events. Therefore, the project would not require new stormwater drainage and treatment
facilities or the expansion of existing facilities. Thus, the project would have a less than significant
impact with respect to stormwater facilities.

Less than Significant. The project would require water for the daily needs of customers as well as
for landscaping, maintenance, and the operation of the facility. The project would be consistent with

hitpz//www_calrecycle.ca.gov/SWFacllities/Directory/38-AA-0057/Detall
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XVl e)

XVII f)

XVl g)

the existing use of the site, thus, resulting in a nominal increase of water supply use. The Applicant
has procured a “Will Serve Letter," located in Appendix J, which states that the GSWC facilities will be
able to supply the proposed project’s eventual buildout and operation. The proposed project would not
require new or expanded entitlements in order to operate for these reasons. Therefore, less than
significant impacts would oceur.

Less than Significant. Currently, all residents and businesses within the Morongo Valley community
use septic systems and subsurface disposal systems to treat and dispose of domestic wastewater.
The project wouid result in a nominal increase in wastewater compared {o the existing use on the site.
Thus, impacts would be less than significant.

Less than Significant. As mentioned above, the project site would be serviced by the Landers
Sanitary Landfill, located approximately 17 miles from the project site. The proposed project would
consist of a similar use as the existing land use, thereby resulting in a nominal increase to waste
generation. The proposed project is designed to accommodate its potential solid waste disposal needs.
Landers landfill had a remaining capacity of 466,471 cubic yards as of September 30, 2013. The
proposed site plan includes on-site trash cans for disposal of waste that will be discarded in the transfer
station location approximately 2 miles away. Thus, waste disposal impacts would be less than
significant.

Less than Significant. All collection, transportation, and disposal of any solid waste generated by the
proposed project will comply with provisions stated in the 2013 CalGreen Building Code, as well as all
applicable federal, state, and local statutes, and regulations. Furthermore, consistent with provisions
stated in the 2013 CalGreen Building Code, any hazardous materiais collected on the project site
during either construction or operation of the project would be transported and disposed of by a
permitted and licensed hazardous materials service provider at a facility permitted to accept such
hazardous materials.

Waste would be generated by customers disposing of garbage while filling up their vehicles, food and
beverage packaging from convenience store items, and by project employees. The project would be
required to comply with all federal, state, and local statutes conceming solid waste disposal. Thus, the
project impacts would be less than significant.
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Issues Potentially Lessthan  Less then No
Significant  Significant  Significant  impact
Impact with
Mitigation
Incorp,
XViil. MANDATORY FINDINGS OF SIGNIFICANCE:
a) Does the project have the potential to degrade the quality
of the environment, substantially reduce the habitat of a fish
or wildlife species, cause a fish or wildlife population to drop
below self-sustaining levels, threaten to eliminate a plant or
animal community, reduce the number or restrict the range
of a rare or endangered plant or animal or eliminate
important examples of the major periods of California
history or prehistory? O | X ]
b) Does the project have impacts that are individually limited,
but cumulatively considerable? ("Cumulatively
considerable” means that the incremental effects of a
project are considerable when viewed in connection with
the effects of past projects, the effects of other current
projects, and the effects of probable future projects)? | X ] O
c) Does the project have environmental effects, which will
cause substantial adverse effects on human beings, either
directly or indirectly? O | X O
SUBSTANTIATION i
XVllla) Less than Significant. The project would involve the redevelopment of a previously developed site
to construct and operate a retail fueling station and Circle-K Market. There are no existing historic
structures on the site and mitigation would be required to avoid the accidental destruction or
disturbance or previously undiscovered cultural resources during groundbreaking activities. Given
the age of the site and its previous use, mitigation would be required to avoid exposure to asbestos-
containing materials and other toxic contaminants that may be present in the existing structure on-
site. Mitigation would be required to reduce potential noise impacts to the surrounding residences.
As such, the project would not have the potential to degrade the quality of the environment and,
overall, impacts would be less than significant with the proper implementation of mitigation.
XVIIlb) Less than Significant with Mitigation Incorporated. With approval of the General Plan Amendment
for a portion of the site, the proposed project will be consistent with the County of San Bernardino
General Plan and its projected growth. Impacts assoclated with countywide growth were analyzed in
the County General Plan EIR, and as such, the project's cumulative growth-related impacts were
analyzed and mitigated in that context. Potentially significant impacts to previously undiscovered
paleontological resources, asbestos-containing materials, and noise would be mitigated to a less than
significant level with the implementation of MMs CUL-1, CUL-2, CUL-3, HAZ-1, and NOI-1. With the
implementation of these mitigation measures, the project’s contribution to any associated cumulative
impacts would be less than significant.
XVl c) Less than Significant. The project would not result in significant adverse environmental impacts with

the implementation of the identified mitigation measures and compliance with County General Plan
policies and conditions of approval. Construction would cause temporary disturbance of developed land
as well as an irreversible and irretrievable commitment of resources; however, the project would remain
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consistent with the existing use of the site and provide additional amenities beyond what is currently
offered. Compliance with the existing regulations would ensure that the project would not result in
adverse effects on human beings, including effects related to seismic and geologic hazards, hazardous
materials, noise, and vibration. Therefore, impacts would be less than significant.
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XIX. MITIGATION MEASURES

(Any mitigation measures, which are not ‘self-monitoring’, shall have a Mitigation Monitoring and Reporting
Program prepared and adopted at time of project approval}

Va)

V)

MM CUL-1: It is always possible that ground-disturbing activities during consfruction may uncover
previously unknown, buried cultural resources. In the event that buried cultural resources are
discovered during construction, operations shall stop in the immediate vicinity of the find and a
qualified archaeologist shall be consulted to determine whether the resource requires further study.
The qualified archeoiogist shall make recommendations to the Lead Agency on the measures that
shall be implemented to protect the discovered resources, including but not limited to excavation of
the finds and evaluation of the finds in accordance with Section 15064.5 of the CEQA Guidelines.
Potentially significant cultural resources consist of but are not limited to stone, bone, fossils, wood, or
shell artifacts or features, including hearths, structural remains, or historic dumpsites. Any previously
undiscovered resources found during construction within the project area should be recorded on
appropriate Department of Parks and Recreation {DPR) forms, and evaluated for significance in terms
of CEQA criteria.

If the resources are determined to be unique historic resources as defined under Section 15064.5 of
the CEQA Guidelines, mitigation measures shall be identified by the monitor and recommended to the
Lead Agency. Appropriate mitigation measures for significant resources could include avoidance or
capping, incorporation of the site in green space, parks, or open space, or data recovery excavations
of the finds.

No further grading shall occur in the area of the discovery until the Lead Agency approves the
measures to protect these resources. Any archaeological artifacts recovered as a result of mitigation
shall be donated to a qualified scientific institution approved by the Lead Agency, where they would
be afforded long-term preservation to allow future scientific study.

MM CUL-2: During earthmoving activities within areas underlain by older Quatemary alluvium
(identified as the entirety of the project area), the developer shall retain a qualified project
Paleontologist to oversee the implementation of applicable mitigation measures.

The project Paleontologist, or their qualified representative (paleontological monitor), will employ
paleontological monitoring for all excavation activities conducted at or below 10 feet in depth.

The paleontological monitor, with permission from the construction superintendent or foreman, shall
be allowed to slow, divert, or halt grading and excavations in the area of a potential exposure to
facilitate screening, testing, sampling, and evaluation as need.

Because the underlying sediments may contain abundant fossil remains that can only be recovered
by a screening and picking matrix, periodic screening through 1/8- to 1/20-inch mesh screens will be
employed by the paleontological monitor at his or her discretion and logged in daily field journals. If
small fossils are encountered, additional sediment samples {up to 1,000 pounds) may be collected
and processed through 1/20-inch mesh screens to recover additional fossils.

Paleontological inspections shall begin once earthmoving reaches 10 feet below the current ground
surface. If no significant fossil remains are found after 50 percent of earthmoving has been completed,
monitoring can be reduced or discontinued based on uncovered stratigraphic profiles and at the
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Vd)

project Paleontologist's discretion. If fossil remains are found at any point during earthmoving
activities, full-time paleontological monitoring will continue for the duration of project-related ground
disturbance.

If the paleontological monitor discovers significant vertebrate or invertebrate paleontological deposits,
earthmoving shall be diverted temporarily around the finds until the deposits have been thoroughly
examined. if resources are suspected, the monitor will create a buffer zone of at least 20 feet around
the furthest margins of the find with lath and yellow tape or safety cones. Earthmoving shall be allowed
to proceed elsewhere on-site during the analysis, but activities through the area of the find may
continue only after the project Paleontologist determines that all identified items have been recovered
and/or the site has been mitigated appropriately.

Any recovered fossil remains will be prepared to the point of identification and identified to the lowest
practical taxonomic level by either the project Paleontologist or other specialized paleontologists. The
remains then will be curated (assigned and labeled with repository fossil specimen numbers and
corresponding fossil site numbers, as appropriate; placed in specimen trays and, if necessary, vials
with completed specimen data cards) and catalogued. Associated specimen data and corresponding
geologic and geographic site data will be archived (specimen and site numbers and comresponding
data entered into appropriate repository catalogs and computerized data bases) at the repository by
a laboratory technician. The remains then will be added into the repository fossil collection, where
they will be stored and maintained. Repositories preliminarily identified as geographically and
institutionally appropriate to house finds recovered from this project site are the San Bernardino
County Museum (in the City of Redlands, San Bernardino County, CA) or the Western Science Center
(in the City of Hemet, Riverside County, California).

A final report of findings shall be prepared by the project Paleontologist for submission to the Client,
and to the County, indicating compliance with mitigation measures contained herein. The report will
briefly describe the paleontological background of the project area, summarize field observations, and
detail procedure followed if any inadvertent finds were encountered. If potentially significant fossilized
materials are encountered, this report will detail the process of collection, identification, and analysis
utilized. This monitoring report will accompany any recovered paleontological materials when they
are donated to the appropriate scientific repository.

In the event that any fossil remains are encountered by earthmoving when the inspector is not present,
earthmoving contractor will be instructed through the overall site manager to divert ground-disturbing
activities around the fossil site. The project Paleontologist or designated monitor shall be called to the
location immediately to assess the significance of the resource and recover the resource if necessary.

MM CUL-3: In the event of the accidental discovery or recognition of any human remains, CEQA
Guidelines Section 15064.5; Health and Safety Code Section 7050.5; Public Resources Code Section
5097.94 and Section 5097.98 must be followed. If during the course of project development there ie
accidental discovery or recognition of any human remains, the following steps shall be taken:

1. Work shall stop in the immediate vicinity of the finds and the San Bernardino County Coroner shall
be contacted immediately to conduct a site visit and examination. There shall be no further
excavation or disturbance of the site or any nearby area reasonably suspected to overlie adjacent
human remains until the San Bernardino County Coroner has made determined if the remains are
Native American and if an investigation of the cause of death is required. Ifthe coroner determines
the remains to be Native American, the coroner shall contact the Native American Heritage
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VIl a-b)

Xl d)

Commission (NAHC) within 24 hours, and the NAHC shall identify the person or persons it believes
to be the “most likely descendant” (MLD) of the deceased Native American. The MLD(s) shall
then make recommendations within 48 hours, and engage in consultations with the landowner
concerning the treatment of the remains as provided in Public Resources Code 5097.98.

2. Where the following conditions occur, the landowner or his authorized representative shall rebury

the Native American human remains and associated grave goods with appropriate dignity either

in accordance with the recommendations of the most likely descendant or on the project site in a

location not subject to further subsurface disturbance:

- The NAHC is unable to identify a most likely descendent or the most likely descendent failed
to make a recommendation within 48 hours after being notified by the commission.

- The descendant identified fails to make a recommendation.

- The landowner or his authorized representative rejects the recommendation of the descendant,
and mediation by the NAHC fails to provide measures acceptable to the landowner.

MM HAZ-1: Prior to the demolition of the existing convenience store located on the project site, the
structures shall be evaluated for the presence of asbestos-containing material (ACM), lead-based
paints, PCBs, or mercury prior to their demolition. The evaluation shall be conducted by a Cal-OSHA
certified ACM and lead-based paint contractor. Any ACM or lead identified as a result of the evaluation
shali be removed by a Cal-OSHA certified ACBM and lead-based paint contractor and be transported
and disposed of off-site in accordance with regulatory requirements.

MM NOI-1: In accordance with County standards, implementation of the following multi-part mitigation
measure for project construction would reduce potential construction period noise impacts to less-
than-gignificant levels:

» The construction contractor shall limit all noise producing construction-related activities,
including haul truck deliveries or warming up and idling of heavy construction equipment, to the
hours of 7:00 a.m. to 7:00 p.m., Monday through Saturday. No construction shall be allowed on
Sundays and federal holidays.

= The construction contractor shali place all stationary construction equipment so that emitted
noise is directed away from sensitive receptors nearest the project site.

» The construction contractor shall locate equipment staging in areas that will create the greatest
distance between construction-related noise sources and noise-sensitive receptors nearest the
project site during all project construction and placed so that emitted noise is directed away from
adjacent residences.

o The construction contractor shall ensure all construction equipment utilize noise reduction
features (e.g., mufflers and engine shrouds) that are no less effective than those originally
installed by the manufacturer.

» The construction contractor shall ensure that unnecessary idling of internal combustion engines
(i.e., idling in excess of 5 minutes) is prohibited.

The construction contractor shall utilize “quiet’ models of air compressors and other stationary noise
sources where technology exists.
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Circle K Store

NEC Twenty-Nine Palms Hwy (SR 62) & Senilis Ave
San Bernardino County, California

LETTER OF INTENT

April 26, 2016

Project No.
P201500312
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LETTER OF INTENT

Property Description The property is located at the northeast corner of Twenty-Nine
Palms Highway (SR 62) and Senilis Avenue, Morongo Valley, San Bernardino County, California.
The property consists of approximately 1.2 gross acres of land. The proposed development site
includes 7 separate parcels that will combined for the new commercial development. The property
fronting along SR 62 is currently zoned C-G, General Commercial, with a small triangular-shaped
parcel in the eastern portion of the larger tract being zoned R-S, Single Residence

Project Description The development plan features the overall property being developed
for use as retail convenience grocery store with motor vehicle fuel sales from a covered canopy
area located near SR 62. The proposed convenience store will contain approximately 4, 968 square
feet of floor area. The site design provides for 26 vehicular parking spaces and wide drive aisles
to provide ample vehicular circulation through the site. Access to the development will be provided
through one (1) modified existing curb cut onto SR 62 and a new curb cut onto Senilis Avenue,
located approximately 150 feet east of the intersection. An 8 pump fuel canopy is located near the
center of the project site facing SR 62 to provide ample fueling positions and site circulation for
vehicle fueling. Underground storage tanks will be used to store and dispense motor vehicle fuels
through a state-of-the-art and environmentally protective system, which includes a number of leak
detection mechanisms. The large trash receptacles are located within a masonry trash enclosures
on the north side of the convenience store building to handle ordinary waste and debris generated
from a retail facility. These enclosures provide aesthetic value to the facility by fully screening
the large trash receptacles from the public view. The retail facility will operate 24 hours per day,
365 days per year with 1-3 employees per shift. Timing and frequency of delivery services will
vary depending on volume of products sold with the size and type of delivery vehicles varying
from small trucks to fuel tankers. The facility will offer for sale to the general public a wide variety
of packaged and fresh goods, as well as fountain soft-drinks, coffees, teas, bottled beverages,
tobacco and beer & wine.
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alr quailty management dishict Aﬂma’ﬁmﬁﬂ Air Quality Management District

14306 Park Avenue, Victorville, CA 92392-2310
D‘E&E RT ’ 7017 JUN 16 PH 1223 760.245.1661 « fax 760.245.2699
p

Visit our web site: hitp:/fwww.mdaqmd.ca.gov
Brad Poiriez, Executive Director

June 15, 2017

Mr. Aron Liang, Senior Planner

County of San Bernardino

Land Use Services Department — Planning Division
385 North Arrowhead Avenue, First Floor

San Bernardino, CA 92415-0187

Project: CK Store at Twentynine Palms and Senilis (P201600219/GPA/CUP/Variance)
Dear Mr. Liang:

The Mojave Desert Air Quality Management District (District) has received the Notice of Intent
to Adopt a Mitigated Negative Declaration for the proposed CK Store at Twentynine Palms and
Senilis Avenue. The project includes a General Plan Land Use District Amendment from Single
Residential-10,000 square foot minimum lot size (RS-10M) to General Commercial (CG) Zoning
District, Conditional Use Permit to construct a 4,968-square foot convenience store with 12
miotor vehicle fuel sale pumps, and a variance to permit encroachment into street side and rear
setbacks, on approximately 1.20 acres. The project is located at the northeast corner of
Twentynine Palms Highway and Senilis Avenue.

Based on the information provided in the Initial Study, the District concurs with the Air Quality
Analysis findings of “Less Than Significant Impact.”

As the proposed site plan includes a Gasoline Dispensing Facility that will require an authority to
construct from the District, the District recommends that the County of San Bernardino require
the submission of applicable permit applications and the associated application and permit fees
to the District as a condition of approval:

Thank. you for the opportunity to review this planning docume_:nt_. If you have any questions
regarding this letter, please contact me at (760) 245-1661, extension 6726, or Tracy Walters at
extension 6122,

Sincerely,
Alan J. De Salvio
Deputy Director — Mojave Desert Operations

AJDAw SBC P201600219-GPA-CUP-Variance
City of Town of City of City of City of City of County of County of City of Clty of Town of
Adslanto Apple Valley Banstow Blythe Hesgesia Neadles Riverside San Twep:lwnim Victorville Yacea Valley
Bernarding ms
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MORONGO CULTURAL  Moronco
HERITAGE PROGRAM  MisioN
12700 PUMARRA RD BANNING, CA 92220

OFFICE 951-755-5025 FAX 951-572-6004

Date: October 19, 2016

Re: PROJECT NO. P201600219/CF. A PROPOSED GENERAL PLAN AMENDMENT TO CHANGE THE
OFFICIAL LAND USE ZONING DISTRICT FROM SINGLE RESIDENTIAL < 10,000 SQUARE FOOT MINIMUM
LOT SIZE (RS- IOM) TO COMMERCIAL GENERAL (CG) ZONING DISTRICT, CONDITIONAL USE PERMIT TO
CONSTRUCT A 4,968-SQUARE FOOT CONVENIENCE STORE WITH EIGHT MOTOR VEHICLE FUEL SALE
PUMPS, AND A VARIANCE TO PERMIT ENCROACHMENT INTO STREET SIDE AND REAR SETBACKS, ON
APPRXOMATELY 1.20-ACRE PARCEL. LOCATED AT THE SOUTHEAST CORNER OF TWENTYNINE PALMS
[-IIGHWAY AND SENILIS AVENUE, IN THE GENERAL COMMERCIAL (CG) AND SINGLE RESIDENTIAL (RS)
ZONING DISTRICTS.

Dear,

Aron Liang

Planner

San Bernardino Land Use Services

Thank you for contacting the Morongo Band of Mission Indians regarding the above referenced
project(s). The tribe greatly appreciates the opportunity to comment on the project. After reviewing
our records and consulting with our tribal elders and cultural experts, we would like to respectfully offer
the following comments and/or recommendations:

The project is outside of the Tribe’s current reservation boundaries and is not within an area
considered to be a traditional use area or one in which the Tribe has cultural ties (i.e. Cahuilla or
Serrano Territory). We recommend contacting the appropriate tribes who have cultural
affiliation to the project area. We have no further comments at this time.

X The project is outside of the Tribe’s current reservation boundaries but within in an area
considered to be a traditional use area or one in which the Tribe has cultural ties (i.e. Cahuilla or
Serrano Territory). At this time, we are not aware of any cultural resources on the property;
however, that is not to say there is nothing present. At this time, we ask that you impose
specific conditions regarding all cultural and/or archaeological resources and buried cultural
materials on any development plans or entitlement applications (see Standard Development
Conditions attachment).

The project is outside of the Tribe’s current reservation boundaries but within in an area
considered to be a traditional use area or one in which the Tribe has cultural ties (i.e. Cahuilla or
Serrano Territory). At this time we ask that you impose specific conditions regarding all cultural
and/or archaeological resources and buried cultural materials on any development plans or
entitlement applications (see Standard Development Conditions attachment). Furthermore, we
would like to formally request the following:
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A thorough records search be conducted by contacting one of the CHRIS (California
Historical Resources Information System) Archaeological Information Centers and have a
copy of the search results be provided to the tribe.

A comprehensive archaeological survey be conducted of the proposed project property
and any APE’s (Areas of Potential Effect) within the property. We would also like to
request that a tribal monitor be present during the initial pedestrian survey and that a
copy of the results be provided to the tribe as soon as it can be made available.
Morongo would like to request that our tribal monitors be present during any test pit or
trenching activities and any subsequent ground disturbing activities during the
construction phase of the project.

The project is located with the current boundaries of the Morongo Band of Mission Indians
Reservation. Please contact the Morongo Band of Mission Indians planning department for
further details.

Once again, the Morongo Band of Mission Indians appreciates the opportunity to comment on this
project. Please be aware that receipt of this letter does not constitute “meaningful” tribal consultation
nor does it conclude the consultation process. This letter is merely intended to initiate consultation
between the tribe and lead agency, which may be followed up with additional emails, phone calls or
face-to-face consultation if deemed necessary. If you should have any further questions with regard to
this matter, please do not hesitate to contact me at your convenience.

Very truly yours,

Raymond Huaute

Cultural Resource Specialist
Morongo Band of Mission Indians
Email: rhuaute@morongo-nsn.gov
Phone: (951) 755-5025
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Standard Development Conditions

The Morongo Band of Mission Indians asks that you impose specific conditions regarding cultural and/or
archaeological resources and buried cultural materials on any development plans or entitlement
applications as follows:

1. If human remains are encountered during grading and other construction excavation, work in
the immediate vicinity shall cease and the County Coroner shall be contacted pursuant to State
Health and Safety Code §7050.5.

2. Inthe event that Native American cultural resources are discovered during project
development/construction, all work in the immediate vicinity of the find shall cease and a
qualified archaeologist meeting Secretary of Interior standards shall be hired to assess the find.
Work on the overall project may continue during this assessment period.

a. If significant Native American cultural resources are discovered, for which a Treatment Plan
must be prepared, the developer or his archaeologist shall contact the Morongo Band of
Mission Indians.

b. If requested by the Tribe’, the developer or the project archaeologist shall, in good faith,
consult on the discovery and its disposition (e.g. avoidance, preservation, return of artifacts
to tribe, etc.).

' The Morongo Band of Mission Indians realizes that there may be additional tribes claiming cultural
affiliation to the area; however, Morongo can only speak for itself. The Tribe has no objection if the
archaeologist wishes to consult with other tribes and if the city wishes to revise the condition to recognize
other tribes.
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LianE, Aron

From: Eric Weston <ericweston44@aol.com>

Sent: Tuesday, June 13, 2017 12:49 PM

To: Liang, Aron

Subject: Protest of rezoning Residential Lot in Morongo Valley for new Circle K Store
Hello;

| am communicating our deep protests for the rezoning of a Residentlal Lot behind the proposed Circle K store in
Morongo Valley. My wife and | live at 49791 Senilis Avenue, Morongo Valley, Ca., 92256. Our home is located directly
bshind the Chevron Station on Hwy 62. The proposed Circle K gas station is across Senllls Avenue from the Chevron
Staticn, also on Hwy 82. We own our home - we do not rent.

Woe are strictly against the development of this Circle K because they do not only want to develop the commercial lot on
the highway, but they also want fo rezone the Residential Lot behind it, where our home and neighbors reside. This is an
encroachment of a 24 hour a day alcohol retaliler, literally across the street and next door to our homes. There have
already been on-going problems with traffic, both vehicular and pedestrian, on Senilis due to the Chevron Station. We
have also had numerous crimes committed in our neighborhood, ranging from trespassing, to Grand Theft Auto. The
Residential Lot Circle K wants would become an "overflow parking lot," and would put loud noise and bright lights from
cars, simi trucks, and RVs, directly across the street from our home, and next door to our neighbor's homes. There have
already beenh a number of vagrants and homeless people drinking near the Chevron Station and our homes, but a Circle K
this close to our homes would bring it into our front and back yards. We have already had broken glass from beer bottles
in our yards now, as well as drunk drivers running into our fences. We have also had individuals walking up and down our
street committing vandalism. The small country store that is on the Commercial Lot now, as well as the Chevron Station,
does not bring the 2.6 million vigitors a year to Joshua Tree National Park alone - into our front yards, as an 8 island Circle
K would this close to our properties.

Also, there is a row of trees which now separate the Commercial Lot and the Highway, from the Residence in which we
reside. Since Circle K wants both the Commercial Lot and the Residential Lot in our neighborhood, It would be easy to
assumae that they will tear down the trees, leaving us with no privacy whatsoever, frcm a very busy highway, a very large
24 hour convenience store and gas station, an incredlble amount of traffic - both vehicular and padestrian, and the loud
noise and bright lights. This new gas station would sit up above us, as it is up hill from all of us.

In conclusion, we are asking you to please consider those us who live here, which would be dramatically affected by
this resulting encroachment directly into our neighborhood. Even if we move, we would not be able to get the worth out of
the property that it deserves, or that we ourselves put into it. Many of the residents in this very beautiful area have
animals. There is a 20 acre horse ranch in this neighborhood, along with a Meercat farm. Others have chickens,
peacocks, lambs, dogs, cats, etc. We are all backed up next to a wildlife Preserve, which would be detrimentally affected,
along with our entire neighborhood, by this type of encroachment Into our lands. DO NOT allow the rezoning of this lot, as
thls oould also afllow more “rezonlng of Resldentlal Lots in the future. dlrectly affectlng our residences. Again, no gn

S ; ] I : : , heaith, and welfare, 24 hg

You may contact us at :
760-424-6543 {Eric Weston)
or
760-861-2836 {Esther Kuzawa)

Thank you,

Eric Weston
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June 15, 2017

County of San Bemardino

Land Use Services Department - Planning Division
385 North Arrowhead Avenue, First Fleor

San Bernardino, CA 92415-0187

Project: CK Store at Twentynine Palms and Senilis (P201600219/GPA/CUP/Variance)
Dear Mr. Liang:

The Mojave Desert Air Quality Management District (District) has received the Notice of Intent
to Adopt a Mitigated Negative Declaration for the proposed CK. Store at Twentynine Palms and
Senilis Avenue. The project includes a General Plan Land Use District Amendment from Single
Residentlal-10,000 square foot minimum lot size (RS-10M) to General Commercial (CG) Zoning
District, Conditional Use Permit to construct a 4,968-square foot convenience store with 12
motor vehicle fuel sale pumps, and a variance o permit encroachment into street side and rear
setbacks, on approximately 1.20 acres. The project is located at the northeast corner of

Twentynine Palins Highwey and Senilis Avenue,.

Based on the information provided in the Initial Study, the District concurs with the Air Quality
Analysis findings of “Less Than Significant Impact.”

As the proposed site plan includes a Gasoline Dispensing Facility that will require an authority to
construct from the District, the District recommonds that the County of San Bernardino require
the submission of applicable permit applications and the associated application and permit fees
to the District as & condition of approval.
Thmk-youfortheopportunitytprevibwthisplmningdnwmqm, If you have any questions
regarding this letter, please contact me at (760) 245-1661, extension 6726, or Tracy Walters at
extenaion 6122,

Sincerely,

/,;7 i
Alan J. De Salvio

Deputy Director — Mojave Desert Operations
SBC P201600219-GPA-CUP-Variance
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Lia_nﬂ, Aron

From: rnagell@aol.com

Sent: Tuesday, June 27, 2017 3:53 PM

To: Liang, Aron

Subject: Weighing in on the Proposed Circle K at Seniles Ave and Hwy 162 in Morongo Valley
Hello Arcn,

| was advised that there were plans to put in a new Circle K in Morongo Valley, a large project that would require rezoning
of an adjoining residential lot to accommodate the parking and increased traffic to accommodate the project. As a local
regident, my peaceful enjoyment of my neighborhood would be adversely Impacted by this project. In addition, there Is
potential for this project to adversely affect the nearby Big Morongo Preserve. This preserve is perhaps the largest oasis
left in the Mojave Desert and many bird and animal species rely on the habitat. There is an underground aquifer flowing
into the park, and any issue with contamination will impact the preserve. There is already increased traffic and noise
pollution from the existing commercial ventures, but adding another large traffic and noise generating project will
adversely affect our nelghborhood.

Thank you,
Robert Nagell

49850 Matzene Dr
Morango Valley, CA 92256
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Lians, Aron

From: Esther Kuzawa <dzrtsld@aol.com>

Sent: Thursday, June 29, 2017 8:43 PM

To: Liang, Aron

Subject: Proposed Circle K Store in Morongo Valley
Hello Aron,

This Is In regards to Circle K Stores Inc - Sarah Longwell, Project Number P201600219/CF.

| am very much opposed to this project for a number of reasons, the number one is simply this is where my family
lives. We own our home and love our neighborhood and do not want to see it change for what we believe will be for the
worse.

We do not want a large Circle K with all it's lights and increased traffic coming into our neighborhood and out our front
door.

Woe do not want Circle K encreaching into our neighborhood, rezoning residential to commercial. It would set a
precedence which we do not welcome. We have many large and beautiful properties in this neighborhood Including
ranches and animals. Rezoning the residential into commercial would lower all of our property values.

Also, the type of traffic that this large Circle K would encouragse, both vehicular and pedestrian, with the sale of alcohol

would be detrimental to our safety and our welfare. The overflow parking lot would be directly in our neighborhood and
directly across the street from my home, and right next door to our neighbor's home, with vary large semi trucks, RV's,

and tankers running all night long. Needless to say we would not appreciate the added noise, light and potential crime
that this type of activity would bring.

Another thing is that we have a well on our property. We are concerned for another gas station so close to our homes
with their potential pollution being so close to our water source. Also there is a line of large tress separating our
neighborhood from a very busy highway at the edge of the now residential lot that they want to rezone commerclal. If the
residential lot behind these trees was to be rezoned to commercial it is almost certain those trees would be destroyed,
taking out all privacy from what would be a very busy commerclal 24 hour gas station and convenience store.

In our neighborhood is the Historic Covington Park, the Morongo Wildlife Preserve and the Sands to Snow National
Monument. These are only a few blocks off of highway 62. With all of the sparsely populated areas along highway 62
here in Morongo Valley why does Circle K want to build at the proposed site, with this being one of the best residential
areas In Morongo Valley! With 2.6 million visitors going through Marongo Valley a year, Circle K can find a much more
sparse area further up highway 62 where they would not be right at people's front doors!

In conclusion, this project would be tragic In many ways to my housshold and our neighbors. Please do not allow this
project to go forward, especlally with the rezoning of a residential lot, sncroaching next door and across the street from
our homes.

Thank you for your consideration In this very important matter.

Sincerely,

Esther Kuzawa

49791 Senills Ave.
Morongo Valley, CA 92256
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Lianﬂ, Aron

From: Brad Budinger <bjbudinger@gmail.com>

Sent: Sunday, July 23, 2017 4:03 PM

To: Liang, Aron

Subject: Project Number P201600219/CF, Morongo Amendment
Hi Aron,

| contacted you in July about the Circle K proposal but didn't hear back. | have a lot in the Golden
Triangle (058321217) and | would like to have the engineer's assessment of the lots involved
concerning the elevation drop, drainage, as well as adjustments that will be made to the un-
maintained alleyway that crosses between the front parcels 058321202-05 and the rezoned parcel
058321221. As well, | would like to file concerns as a home owner who's lot will become devalued if
the project goes though. And in general, I'd like to be kept informed about the project's progress.

My concems are:
A. The added traffic through the alleyway which my lot is adjacent to.
B. The lighting that would flood the neighboring properties.

C. Signage street side that would be high enough to be seen from the neighboring
lots (primarily "gas prices & brand.”)

D. The overall concept design of the structure and layout
| am in favor of "smart" development in Morongo that would improve, upgrade, or enhance what is
currently the village area. A strip mall type store front or *highway trash truck stop" would be a
disaster to the neighborhood as well as the community at large. We would like to take some pride in
our community areas. Do you have a proposed architectural drawing of the structure? Should |
contact Sarah Longwell for that?

Looking forward to hearing back. Thanks for taking the time to address my concerns. I'm a little late to
the party....

Sincerely,
Bradley Budinger
11264 Ocotillo Street
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Morongo Valley, CA 92256
(760) 408-7584
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Morongo Valley Circle K IS/MND
Responses to Comment Letter

Letter from G&M Oil Company, Inc. Dated September 16, 2016

Comment G&M-1
G&M 0il Company, Inc. has formally requested to be notified of the project decision.
Response to G&M-1

Comment noted. G&M Oil Company, Inc. wiil be notified of the final project decision by the County of
San Bernardino.

Letter from Eric Weston Dated June 13, 2017
Comment Weston-1

This comment states general opposition to the project and concerns that the residential lot Circle K
proposes to Include in the Project would become an “overflow parking lot,” and would put loud noise
and bright lights from cars, semi-trucks, and RVs in close proximity to residential uses.

Response to Weston-1

Measures will be incorporated into the Project to avoid adverse impacts on nearby residences. A 6-foot
screen wall will be placed at the northern and eastern boundaries of the project site, to screen the
residences from the convenience store uses. Construction noise mitigation measures are provided to
ensure that disturbance to neighbors during construction is minimal (ISMND p. 69). The Project would
not result in a significant operational noise impacts to nearby residents (ISMND at pp. 67-69). While the
proposed Project represents an expansion of use beyond what currently occurs on the site from the
existing market, all potential environmental impacts of this expanded use have been evaluated and
found to be less than significant, or less than significant with mitigation measures incorporated.

Comment Weston-2

This comment expresses concerns regarding vagrants and homeless people drinking near the Chevron
Station and nearby homes, and states that a Circle K would exacerbate these issues. The comment
describes recent incidents involving broken beer bottles In residential yards and drunk drivers running
into fences, as well as vandalism.

Response to Weston-2

With regard to the possible sale of alcohol, the Project may be governed by the conditions imposed by
the California Department of Alcoholic Beverage Control (ABC) for the sale of alcoholic beverages. These
conditions may ensure the safe and appropriate sale of alcoholic beverages, and routinely include
requirements regarding prohibiting loitering. The sale of alcoholic beverages is prohibited between the
hours of 2:00 a.m. and 6:00 a.m. in California, so while the convenience store may operate 24 hours per
day, alcoholic beverages will not be sold during these restricted hours. Additional state requirements

1
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Morongo Valley Circle K IS/MND
Responses to Comment Letter

apply to outlets that sell both alcoholic beverages and gasoline, which must abide by the following
minimum conditions:

1. No beer or wine shall be displayed within 5 feet of the cash register or the front door unless it is
in a permanently affixed cooler,

No advertisement of alcoholic beverages shall be displayed at motor fuel islands.
No display or sale of beer or wine shall be made from a drive-in window.

No display or sale of beer or wine shall be made from an ice tub.

o W N

No beer or wine advertising shall be located on metor fuel islands and no self-illuminated
advertising for beer or wine shall be located on buildings or windows.

6. Employees on duty between the hours of 10 p.m. and 2 a.m. who sell beer or wine shall be at
least 21 years of age.

If the Project sells alcohol, additional conditions on the alcoholic beverage sales license may be imposed
by the ABC in consultation with local law enforcement, as appropriate, to take into consideration the
unique characteristics of the area and the licensee’s operations. This comment has been noted and will
be considered by the decision-makers in their review and determination of whether to approve the
Project.

Comment Weston-3

This comment expresses concern that the row of trees which now separate the commercial lot and the
highway from nearby residential uses may be removed, which will reduce privacy and expose residential
uses to Increased traffic, noise, and bright lights.

Response to Weston-3

Measures will be incorporated into the Project to avoid adverse impacts on nearby residences. A 6-foot
screen wall will be placed at the northern and eastern boundaries of the project site, to screen the
residences from the convenience store uses. Construction noise mitigation measures are provided to
ensure that disturbance to neighbors during construction is minimal {ISMND p. 69). The project would
not result in a significant operational nolse impacts to nearby residents (ISMND at pp. 67-69). While the
proposed project represents an expansion of use beyond what currently occurs on the site from the
existing market, all potential environmental impacts of this expanded use have been evaluated and
found to be less than significant, or less than significant with mitigation measures imposed.

Letter from Mojave Desert Alr Quallty Management District Dated June 15, 2017

Comment MDAQMD-1

Based on the information provided in the Initial Study, the District concurs with the Air Quality Analysls
findings of “Less Than Significant Impact”

2
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Morongo Valley Circle K IS/MND
Responses to Comment Letter

Response to MDAQMD-1
Comment noted.
Comment MDAQMD-2

As the proposed site plan includes a Gasoline Dispensing Facllity that will require an authority to
construct from the District, the District recommends that the County of San Bernardino require the
submission of applicable permit applications and the associated application and permit fees to the
District as a condition of approval.

Response to MDAQMD-2

FCS suggests the following condition of approval to be included within the Air Quality section of the
ISMND:

The applicant shall submit the applicable “Application for Gasoline Dispensing Facilities”
permit applications and the associated permit fees to the District.

Letter from Robert Nagell Dated June 27, 2017

Comment Nagell-1

This commenter expresses concern that peaceful enjoyment of his neighborhood would be adversely
impacted by this Project.

Response to Nagell-1

Measures will be incorporated into the Project to avoid adverse impacts on nearby residences. A 6-foot
screen wall will be placed at the northern and eastern boundaries of the project site, to screen the
residences from the convenience store uses. Construction nolse mitigation measures are provided to
ensure that disturbance to neighbors during construction is minimal {ISMND p. 69). The Project would
not result in a significant operational noise impacts to nearby residents (ISMND at pp. 67-69). While the
proposed Project represents an expansion of use beyond what currently occurs on the site from the
existing market, all potential environmental impacts of this expanded use have been evaluated and
found to be less than significant, or less than significant with mitigation measures imposed.

Comment Nagell-2

The commenter states that there Is potential for this Project to adversely affect the nearby Big Morongo
Preserve. This preserve is perhaps the largest oasis left in the Mojave Desert and many bird and animal
species rely on the habitat. There is an underground aquifer flowing into the park, and any issue with
contamination will impact the preserve. There is already increased traffic and noise pollution from the
existing commercial ventures, but adding another large traffic and noise generating project will adversely
affect our neighborhood.
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Morongo Valley Circle K IS/MND
Responses to Comment Letter

Response to Nagell-2

The proposed Project site is currently developed and is bounded by commercial and residential uses.
Specifically, it is bounded on the northwest by Twenty-Nine Palms Highway, residential single-family
homes on the northern, eastern, and southeastern sides, and Senllis Avenue to the south and southeast.
The proposed Project site Is not bounded by any designated open space or natural areas. Thus, this
property is constricted and does not function as a wildlife corridor. The distance of the Project site from
the Big Morongo Preserve will preclude any impacts on this habitat. Additionally, since this Project site is
currently developed, it affords extremely limited use by wildlife other than locally common species and
those species that are accustomed to living in an urbanized setting. With regard to the commenter’s
concerns about potential contamination, the underground storage tank (UST) and all associated fuel
delivery infrastructure (i.e., gas pumps) would be required to comply with all applicable federal, state,
and i{ocal regulation, including, but not limited to those provisions established by Section 2540.7,
Gasoline Dispensing and Service Stations, of the California Occupational Safety and Health Regulations;
Chapter 38, Liquefied Petroleum Gases, of the California Fire Code; RCRA; and the SBCFD (ISMND at p.
54). Collectively, the routine inspection of the gas station, the UST, and all associated fuel delivery
infrastructure, along with the continued mandated compliance with all federal, state, and local
regulations, would ensure that the proposed Project does not result in any contamination that could
impact nearby aquifers or the Big Morongo Preserve.

Letter from Esther Kuzawa Dated June 29, 2017

Comment Kuzawa-1

This comment expresses general opposition to the Project.
Response to Kuzawa-1

Comment noted.

Comment Kuzawa-2

The commenter states that they not want a large Circle K with all its lights and increased traffic coming
into our neighborhood and out our front door.

Response to Kuzawa-2

A traffic impact analysis was prepared for the proposed project in October 2015. Results of the analysis
determined that implementation of the Project would have a less than significant impact on adjacent
roadways and intersections. Furthermore, a 6-foot screen wall will be placed at the northern and
eastern boundaries of the Project site, to screen the residences from the convenience store uses and
vehicular nolse.

Comment Kuzawa-3

4
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Morongo Valley Circle K IS/MND
Responses to Comment Letter

The commenter states that they do not want Circle K encroaching into their neighborhood, rezoning
residential to commercial, as it would set an unwelcome precedent and result in lower property values.

Response to Kuzawa-3
Comment noted.
Comment Kuzawa-4

The commenter states that the type of traffic that this large Circle K would encourage, both vehicular
and pedestrian, with the sale of alcohol would be detrimental to safety and welfare. The commenter
expresses concerns regarding the overflow parking lot which would be directly in their neighborhood
and directly across the street from their home, with various large, semi-trucks, RVs, and tankers running
all night long. The commenter states that they would not appreciate the added noise, light and potential
crime that this type of activity would bring.

Response to Kuzawa-4

A traffic impact analysis was prepared for the proposed Project in October 2015. Results of the analysis
determined that implementation of the Project would have a less than significant impact on adjacent
roadways and intersections. Furthermore, a 6-foot screen wall will be placed at the northern and
eastern boundaries of the Project site, to screen the residences from the convenience store uses.

With regard to the possible sale of alcohol, the Project may be governed by the conditions imposed by
the California Department of Alcoholic Beverage Control (ABC) for the sale of alcoholic beverages. These
conditions may ensure the safe and appropriate sale of alcoholic beverages, and routinely include
requirements regarding prohibiting loitering. The sale of alcoholic beverages is prohibited between the
hours of 2:00 a.m. and 6:00 a.m. in California, so while the convenience store may operate 24 hours per
day, alcoholic beverages will not be sold during these restricted hours. Additional state requirements
apply to outlets that sell both alcoholic beverages and gasoline, which must abide by the following
minimum conditions:

1. No beer or wine shall be displayed within 5 feet of the cash register or the front door unless it is
in 2 permanently affixed cooler.

No advertisement of alcoholic beverages shall be displayed at motor fuel islands.
No display or sale of beer or wine shall be made from a drive-in window,

No display or sale of beer or wine shall be made from an ice tub.

wo ok wom

No beer or wine advertising shall be located on motor fuel islands and no self-illuminated
advertising for beer or wine shall be located on buildings or windows.

6. Employees on duty between the hours of 10 p.m. and 2 a.m. who sell beer or wine shall be at
least 21 years of age.
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Morongo Valley Circle K IS/MND
Responses to Comment Letter

If the Project sells alcohol, additional conditions on the alcoholic beverage sales license may be imposed
by the ABC in consultation with local law enforcement, as appropriate, to take inte consideration the
unique characteristics of the area and the licensee’s operations. This comment has been noted and will
be considered by the decision-makers in their review and determination of whether to approve the
Project.

Comment Kuzawa-5

The commenter expresses concerns regarding their water well and potential pollution from the gas
station use. This comment also expresses concern that the row of trees that now separates the
commercial lot and the highway frem nearby residential uses may be removed, which will reduce privacy
and expose residential uses to the gas station and convenience store use.

Response to Kuzawa-5

The underground storage tank (UST) and all associated fuel delivery infrastructure (i.e., gas pumps), for
the Project would be required to comply with all applicable federal, state, and local regulation, including
but not limited to those provisions established by Section 2540.7, Gasoline Dispensing and Service
Stations, of the California Occupational Safety and Health Regulations; Chapter 38, Liquefied Petroleum
Gases, of the California Fire Code; RCRA; and the SBCFD {(ISMND at p. 54). Collectively, the routine
inspection of the gas station, the UST, and all associated fuel delivery infrastructure, along with the
continued mandated compliance with all federai, state, and local regulations, would ensure that the
proposed Project does not result in any subsurface contamination that could impact nearby water wells,
With regard to potential surface water runoff, a Preliminary Hydrology Report was prepared for the
Project in April 2016. The analysis determined the Implementation of the Project would result in less
than significant Impacts. Furthermore, the Project will require implementation and consistency with a
Storm Water Pollution Prevention Plan {SWPPP). implementation of Best Management Practices {(BMPs)
will also be required, Together, these measures will prevent contamination from surface water runoff.

Comment Kuzawa-6

This comment mentions the Historic Covington Park, the Morongo Wildlife Preserve, and the Sands to
Snow National Monument located near Highway 62. The commenter questions why Circle K has chosen
the proposed Project site, and suggests that an alternate site in a more sparsely populated area would
be more appropriate.

Response to Kuzawa-6
Comment noted.

Emall from Bradley Budinger Dated July 23, 2017

Comment Budinger-1
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Morongo Valley Circle K IS/MND
Responses to Comment Letter

The commenter states that he would like to have the engineer’s assessment of the lots Involved
concerning the elevation drop, drainage, and adjustments that will be made to the unmaintenanced
alleyway that crosses between front parcels 058321202-05 and the rezoned parcel 058321221.

Response to Budinger-1

A Preliminary Hydrology Report was prepared for the project on April 25, 2016 by GreenbergFarrow and
was appended to the IS/MND as Appendix C.

Comment Budinger-2

The commenter would like to file concerns as a home owner on whose lot will become devalued with
project implementation.

Response to Budinger-2

Comment noted. This comment is not related to the environmental analysis presented in the IS/MND.
Comment Budinger-3

The commenter requests that he be kept informed about the project’s progress

Response to Budinger-3

Comment noted.

Comment Budinger-4

The commenter is concerned with “the added traffic through the alleyway which my lot is adjacent to.”
Response to Budinger-4

It Is not anticipated that the project will significantly affect the amount of traffic through the alleyway.
Section 2.16—Transportation/Traffic of the ISMND states that impacts regarding transportation and
traffic overall will be less than significant. it Is estimated that there would be an approximately 2 percent
increase in traffic under Opening Year (2017) conditions; however, all study area intersections are
anticipated to continue to operate at acceptable levels of service under Opening Year traffic conditions.

Comment Budinger-5
The commenter is concerned with the lighting that would flood the neighboring properties.
Response to Budinger-5

As addressed in Section 2.1.d—Aesthetics of the ISMND, surrounding properties will not experience a
substantial change in lighting conditions, as existing commercial properties currently utilize similar
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Morongo Valley Circle K IS/MND
Responses to Comment Letter

lighting. The proposed project would add additional lighting sources on-site; however, these new
lighting sources will be kept within existing lighting patterns.

In addition, outdoor lighting fixtures would be shielded in accordance with the standards contained in
Table 83-7 “Shielding Requirements for Outdoor Lighting in the Mountain Region and Desert Region” of
the County’s Development Code (also known as “Dark Sky” requirements).

It is anticipated that the lighting impacts of the proposed project will be less than significant to
neighhoring properties.

Comment Budinger-6

The comment is concerned with the signage street side that would be high enough to be seen from the
neighboring lots (primarily “gas prices & brand”).

Response to Budinger-6

As stated In Section 2.1—Aesthetics of the ISMND, the maximum building height allowed is 35 feet. The
project and associated signage will not exceed 35 feet.

Comment Budinger-7
This comment is related to the overall concept design of the structure and layout.
Response to Budinger-7

Comment noted. As stated in Section 1.4—Project Description of the ISMND, the proposed project is
construction of a 4,968-square-foot Circle K convenlence store and fueling station on the project site.
Fuel sales would consist of 12 pumps under a new 146-foot x 24-foot fuel canopy. On-site amenities
would Include a convenience store, a 3,504-square-foot fuel canopy consisting of 12 fuel pumps, an
air/water pressure station, a bike rack, enclosed trash facilities, and a parking lot.

Comment Budinger-8

The commenter is in favor of “smart” development in Morongo that would improve, upgrade or enhance
what is currently the village area. The commenter states that “a strip mall type store front or ‘highway
trash truck stop’ would be a disaster to the neighborhood as well as the community at large. We would
like to take some pride in our community areas.”

Response to Budinger-8

Comment noted. Morongo Valley has experienced an increase in population growth since 2000, growing
annually at a rate of 1.4 percent. The current population of Morongo Valley is approximately 3,552
people. The proposed project would accommodate anticipated increase in population. The project is
designed to fit in with the existing commercial deveiopments in the surrounding area.
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Morongo Valley Circle K IS/MND
Responses to Comment Letter

Comment Budinger-9
The commenter would like to know if there is a proposed architectural drawing of the structure.
Response to Budinger-9

The site plan can be found under Exhibit 3 of the ISMND.
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EXHIBIT H

Supporting Signatures from Neighboring Citizens
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YES, | WANT A CIRCLE K IN MY COMMUNITY!!!

We the undersigned, strongly support the proposed
Circle K store and gas station on Highway 29 and Senilis.
We, the undersigned, ask the planning commissioners to
vote YES on Circle K.
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YES, | WANT A CIRCLE K IN MY COMMUNITY!!!

We the undersigned, strongly support the proposed
Circle K store and gas station on Highway 29 and Senilis.
We, the undersigned, ask the planning commissioners to

vote YES on Circle K.

Name

Address Email/phone Signature
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YES, | WANT A CIRCLE K IN MY COMMUNITY!!!

We the undersigned, strongly support the proposed
Circle K store and gas station on Highway 29 and Senilis.
We, the undersigned, ask the planning commissioners to

vote YES on Circle K.
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YES, | WANT A CIRCLE K IN MY COMMUNITY!!!

We the undersigned, strongly support the proposed
Circle K store and gas station on Highway 29 and Senilis.
We, the undersigned, ask the planning commissioners to

vote YES on Circle K.
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YES, | WANT A CIRCLE K IN MY COMMUNITY!!!

We the undersigned, strongly support the proposed
Circle K store and gas station on Highway 29 and Senilis.
We, the undersigned, ask the planning commissioners to
vote YES on Circle K.
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YES, | WANT A CIRCLE K IN MY COMMUNITY!!

We the undersigned, strongly support the proposed
Circle K store and gas station on Highway 29 and Senilis.
We, the undersigned, ask the planning commissioners to
vote YES on Circle K.

Name Address Email/phone Signature
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YES, | WANT A CIRCLE K IN MY COMMUNITY!!!

We the undersigned, strongly support the proposed
Circle K store and gas station on Highway 29 and Senilis.
We, the undersigned, ask the planning commissioners to
vote YES on Circle K.

Name

Address

Email/phone

Signature
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YES, | WANT A CIRCLE K IN MY COMMUNITY!!!

We the undersigned, strongly support the proposed
Circle K store and gas station on Highway 29 and Senilis.
We, the undersigned, ask the planning commissioners to

vote YES on Circle K.

Name

Address

Email/phone

Signature
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YES, | WANT A CIRCLE K IN MY COMMUNITY!!!

We the undersigned, strongly support the proposed
Circle K store and gas station on Highway 29 and Senilis.
We, the undersigned, ask the planning commissioners to
vote YES on Circle K.

Name Address Email/phone Signature
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YES, | WANT A CIRCLE K IN MY COMMUNITY!!!

We the undersigned, strongly support the proposed
Circle K store and gas station on Highway 29 and Senilis.
We, the undersigned, ask the planning commissioners to

vote YES on Circle K.

Name Address Email/phone Signature
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YES, | WANT A CIRCLE K IN MY COMMUNITY!!!

We the undersigned, strongly support the proposed
Circle K store and gas station on Highway 29 and Senilis.
We, the undersigned, ask the planning commissioners to

vote YES on Circle K.

Name Address Email/phone Signature |
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YES, | WANT A CIRCLE K IN MY COMMUNITY!!!

We the undersigned, strongly support the proposed
Circle K store and gas station on Highway 29 and Senilis.

We, the undersigned, ask the planning commissioners to
vote YES on Circle K.

Name Address Email/phone Signature
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YES, | WANT A CIRCLE K IN MY COMMUNITY!!!

We the undersigned, strongly support the proposed
Circle K store and gas station on Highway 29 and Senilis.
We, the undersigned, ask the planning commissioners to

vote YES on Circle K.

Name Address Email/phone Signature
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YES, | WANT A CIRCLE K IN MY COMMUNITY!!!

We the undersigned, strongly support the proposed
Circle K store and gas station on Highway 29 and Senilis.
We, the undersigned, ask the planning commissioners to
vote YES on Circle K.

Name Address Email/phone Signature
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