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1. Initial Study Plan (April 15, 2025)



Initial Study PROJ-2024-00030

Oasis Road Maverick Gas Stafion & Convenience Store
APN: 3067-051-29

April 15, 2025

Figure 6: Proposed Site Plan

Used in the CEQA Initial Study. Narrow driveways and smaller radii. Not the plan ultimately approved.

2. Fire Site Plan (September 20, 2024)
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Used in the Staff Report. Wider driveways and different circulation. Not the plan used in the Initial Study.

3. Approved Plan (December 11,2025)



PRQJ-2024-00030 / APN 3067-051-29
Zoning Administrator Staff Report
December 11, 2025

L -7 )
- ; i s
tT e =
1 S e a7
2 Zam—

|
SO Epu———

The only legally approved plan. Matches the Staff Report geometry. Not used in the Initial Study or Traffic Division review.
4. The northern 50feet +/-of the site is not shown of the Approved Site Plan. Can’t see north boundary

Or adjacent property to the north or State Highway 138



4. Landscaping Plan

PROJ-2024-00030 / APN 3067-051-29
Zoning Administrator Staff Report
December 11, 2025
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Included in the Staff Report packet. Shows different parking counts and island geometry. Does not match
the approved plan.

5. Appeal-Hearing Plan
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Introduced for the first time at the appeal. Never circulated, never analyzed, never approved. Contains geometry

inconsistent with all prior plans.

6. Traffic Division Plan (November 10, 2025)
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Obtained from the County’s Traffic Division. Contains extensive truck-turning analysis. This plan is different from all
five previous plans and was never included in the CEQA record, never disclosed to the public, and never presented to
the Planning Commission. This plan was approved by the County’s Traffic Division November 13, 2025. This means the
County’s internal review was conducted on a project layout that the public never saw.

7. TIW Engineering VMT Screening Memo Site Map ¢A¢€ (5/29/2024)



Site Plan 7 is not consistent with the approved site plan. The west driveway pavement markings are different
than the markings on the approved plan.

8. TIW Engineering VMT Screening Memo Site Map ¢Bé (8/19/2024)
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Site Plan 8 is not consistent with the approved site plan. It is not complete, no dimensions & missing labels so it is not
possible to compare it with the approved site plan.



August 19, 2024
TJW ENGINEERING, INC.

TRAFFIC ENGINEERING &
TRANSPORTATION PLANNING
CONSULTANTS

Mr. Jeremy Johnson

COUNTY OF SAN BERNARDINO
825 East Third Street

San Bernardino, CA 92415

SUBJECT: Maverik Fueling Station Vehicle Miles Traveled Screening, City of Pinon Hills
Dear Mr. Johnson,

TJW Engineering, Inc. (TIW) is pleased to submit this Vehicle Miles Traveled (VMT) Screening Analysis for
the proposed Maverik Fueling Station in the City of Pinon Hills, California. The purpose of this
memorandum is to evaluate the need to prepare a VMT analysis for the proposed project based on the
Governor’s Office of Planning and Research (OPR) 2018 Technical Advisory on Evaluating Transportation
Impacts in CEQA (OPR Technical Advisory) (December 2018) and the San Bernardino County
Transportation Authority (SBCTA) Recommended Traffic Impact Analysis Guidelines for Vehicle Miles
Traveled and Level of Service Assessment (SBCTA Guidelines) (February 2020).

Project Description

The proposed project includes a gasoline station with twenty (20) pumps for standard passenger
vehicles, five (5) diesel fueling pumps for trucks, and a 5,637 square foot convenience store. Site access
is planned via one right in/out driveway off Oasis Road and two full access driveways off Buckthorne
Road. A site plan is attached for reference.

Vehicle Miles Traveled (VMT) Screening

Senate Bill (SB) 743 was adopted in 2013 requiring the Governor’s Office of Planning and Research (OPR)
to identify new metrics for identifying and mitigating transportation impacts within the California
Environmental Quality Act (CEQA). For land use projects, OPR has identified VMT as the new metric for
transportation analysis under CEQA. The regulatory changes to the CEQA guidelines that implement SB
743 were approved on December 28™, 2018, with an implementation date of July 1%, 2020, as the new
metric.

OPR Technical Advisory on Evaluating Transportation Impacts in CEQA

The OPR Technical Advisory and the CEQA Guidelines Section 15064.3(a) states “For the purposes of this
section, ‘vehicle miles traveled’ refers to the amount of distance of automobile travel attributable to a



project.” Here, the term “automobile” refers to on-road passenger vehicles, specifically cars and light
trucks. Additionally, the emissions and energy impacts of heavy-duty trucks are already regulated under
other programs, such as the federal Clean Air Act. VMT analysis is intended to facilitate infill
development and reduce passenger car emissions, and not to hinder goods movement and production
requiring the use of heavy-duty trucks. Thus, per state guidance and regulations, heavy-duty truck VMT
need not be included in VMT analysis. As the five (5) diesel fueling pumps of the proposed project will
be exclusively for heavy-duty diesel trucks, the diesel fueling portion of the project screens out from a
formal VMT analysis.

SBCTA Reocmmended Traffic Impact Analysis Guidelines for Vehicle Miles Traveled and Level of Service
Assessment

The SBCTA Guidelines provide direction or CEQA analysis, including screening criteria and requirements
for VMT assessment of land use projects. The screening criteria categories consist of transit priority area
screening, low VMT area, and project-type screening. The applicability of each of those screening criteria
to the project is described below.

Transit Priority Area (TPA) Screening

Projects located within a TPA may be presumed to have a less than significant impact absent substantial
evidence to the contrary. A TPA is defined as a half mile area around an existing major transit stop or an
existing stop along a high-quality transit corridor.

The SBCTA VMT Screening Tool was utilized and found that the proposed project is not located within a
TPA and, therefore, does not meet the TPA screening criteria.

Low VMT Area Screening

Residential and office projects located within a low VMT-generating area may be presumed to have a
less than significant impact absent substantial evidence to the contrary. In addition, other employment-
related and mixed-use land use projects may qualify for the use of screening if the project can reasonably
be expected to generate VMT per resident, per worker, or per service population that is similar to the
existing land uses in the low VMT area.

For this screening in the SBCTA area, the SBTAM travel forecasting model was used to measure VMT
performance for individual jurisdictions and for individual traffic analysis zones (TAZs). TAZs are
geographic polygons similar to Census block groups used to represent areas of homogenous travel
behavior. Total daily VMT per service population (population plus employment) was estimated for each
TAZ. This presumption may not be appropriate if the project land uses would alter the existing built
environment in such a way as to increase the rate or length of vehicle trips.

To identify if the project is in a low VMT-generating area, the analyst may review the SBCTA screening

tool and apply the appropriate threshold (identified later in this chapter) within the tool. Additionally, as
noted above, the analyst mush identify if the project is consistent with the existing land use within that

9841 Irvine Center Drive, Suite 200 | Irvine, California 92618 | 949.878.3509 |www.tjwengineering.com


William C Hale
Highlight


TAZ and use professional judgement that there is nothing unique about the project that would otherwise
be mis-represented utilizing the data from the travel demand model.

The SBCTA VMT Screening Tool was utilized and found that the proposed project is not in a low VMT TAZ
and, therefore, does not meet the low VMT area screening criteria.

Project-Type Screening
The project is presumed to have a less than significant impact if it adheres to the following criteria:

® Local-serving K-12 schools

e Local parks

e Day care centers

e Local-serving gas stations

e Local-serving banks

e Local-serving hotels (e.g. non-destination hotels)

e Student housing projects on or adjacent to college campuses

e Local-serving assembly uses (places of worship, community organizations)
e Community institutions (Public libraries, fire stations, local government)

e Local serving community colleges that are consistent with the assumptions noted in the RTP/SCS
e Affordable or supportive housing

e Assisted living facilities

e Senior housing (as defined by HUD)

* Projects generating less than 110 daily vehicle trips

As a local-serving gas station, the project satisfies the project-type screening criteria.
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Summary

This memorandum evaluates the need to prepare a VMT analysis for the proposed project. The OPR
Technical Advisory on Evaluating Transportation Impacts in CEQA indicates that heavy duty truck VMT
need not be included in VMT analysis. The San Bernardino County Transportation Authority
Recommended Traffic Impact Analysis Guidelines for Vehicle Miles Traveled and Level of Service
Assessment indicate that local-serving gas stations may be presumed to have a less than significant VMT
impact. As the proposed project consists of heavy-duty truck uses and satisfies project-type criteria, the
project is exempt from further VMT analysis.

Please contact us at (949) 878-3509 if you have any questions regarding this analysis.

Sincerely,
Thomas Wheat, PE, TE David Chew, PTP
Principal Engineer Transportation Planner

Assistant Transportation Planner

Registered Civil Engineer #69467 S
Registered Traffic Engineer #2565
Travis Yokota
R ¢ —

9841 Irvine Center Drive, Suite 200 | Irvine, California 92618 | 949.878.3509 |www.tjwengineering.com
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THAT LOCATIONS SHOWN ARE EXACT. THE CONTRACTOR MUST CONTACT THE
APPROPRIATE UTILITY COMPANIES AT LEAST 72 HOURS BEFORE ANY EXCAVATION TO
REQUEST EXACT FIELD LOCATIONS OF UTILITIES.
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4.0 PROPOSED PROJECT

4.1 PROJECT DESCRIPTION

The proposed project consists of a 15-pump gas station (5 trucks and 10 standard) with a 5,637 square
foot convenience store. Site access is planned via two all-access driveways, both on Oasis Road and
Buckthorne Road. The site is currently zoned as CG for General Commercial per the Public San Bernardino
County Map. The project site is currently vacant. The proposed project is anticipated to be built and
generating trips in 2026.

4.2 PROJECT TRIP GENERATION

Trip generation represents the amount of traffic, both inbound and outbound, produced by a development.
Determining trip generation for a proposed project is based on projecting the amount of traffic that the
specific land uses being proposed will produce. Industry standard Institute of Transportation Engineers (ITE)
Trip Generation Manual (11th Edition, 2021) trip generation rates were used to determine trip generation of
for most of the proposed project land uses.

Table 8 summarizes the projected AM peak hour, PM peak hour, and daily trip generation of the proposed
project. The proposed project is projected to generate 8,035 net daily trips with 702 net AM and 615 net PM
peak hour trips.

Table 8
Proposed Project Trip Generation
ITE Unit Daily AM Peak Hour PM Peak Hour
Proposed Land Use?! Code? Qty . Rate Volume | Rate In:Out Volume Rate In:Out Volume

Split In Out | Total Split In Out | Total
Convenience Store/Gas . .
Station GFA (>5.5k), VFP (>8) 945(6) 20 VFP 345.75 6,915 31.6 50:50 | 316 | 316 632 26.9 50:50 269 269 538
Truck Stop 950 5 VFP 224 1,120 | 13.97 | 49:51 34 36 70 15.42 | 53:47 41 36 77
Results Daily Volume | AM Peak Hour In Out Total | PM Peak Hour In Out  Total
Net Total 8,035 350 352 702 310 305 615

1: Trip generation and pass-by rates are from ITE Trip Generation Manual (11th Edition, 2021).
2: Parentheses reflect subcategory of land use code. For example, 945(6) is only convenience stores/gas stations with a general floor area (GFA) of >5.5k square feet and >8 VFPs.

3: VFP = Vehicle Fueling Positions.

4.3 PROIJECT TRIP DISTRIBUTION

Projecting trip distribution involves identifying probable destinations and traffic routes used by the proposed
project’s traffic. Potential interaction between proposed land use and surrounding regional access routes are
considered to identify probable routes onto which project traffic would distribute. The projected trip
distribution for the proposed project is based on anticipated travel patterns to and from the project site.
Exhibit 6 shows the projected trip distribution of proposed project’s generated trips.
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EXHIBITE

Item 1. The Noise Study Modeled Only Two Daytime Diesel Truck Positions

Item 2. The Noise Study Modeled Only Two Nighttime Diesel Truck Positions



1. The Noise Study modeled only two daytime diesel truck positions.

Initial Studly PROJ-2024-00030
Qasis Road Maverick Gas Station & Convenience Store
APN: 3067-051-29

April 15, 2025
Table 13-1: Construction Noise Level Compliance
Construction Noise Levels (dBA LMax)
Receiver
- Highest Construction Threshold
et Noise Levels Threshiotd Exceeded
R1 57.1 80 No
R2 63.2 80 No
R3 63.5 80 No
R4 60.3 80 No
R5 63.1 80 No
R6 56.0 80 No

Operational -Related:

This section analyzes the potential stationary-source operational noise impacts at the
nearest receiver locations resulting from the operation of the proposed Project. On site
noise sources include roof-top air conditioning units, parking lot vehicle movements,
trash enclosure activity, truck fueling, car fueling and trash enclosure activity. Using the
reference noise levels to represent the Project operations, Urban Crossroads calculated
the operational source noise levels that are expected to be generated at the Project site
and the Project-related noise level increases that would be experienced at each of the
sensitive receiver locations as shown in Figure 8. Table 13-2 shows the Project
operational noise levels during the daytime hours of 7:00 a.m. to 10:00 p.m. The daytime
hourly noise levels at the off-site receiver locations are expected to range from 35.8 to
43.3 dBA Leq. Table 9-3 shows the Project operational noise levels during the nighttime
hours of 10:00 p.m. to 7:00 a.m. The nighttime hourly noise levels at the off-site receiver
locations are expected to range from 34.5 to 42.3 dBA Leq. The differences between the
daytime and nighttime noise levels are largely related to the duration of noise activity
with minimal nighttime operations (Table 13-3). To demonstrate compliance with local
noise regulations, the Project-only operational noise levels are evaluated against exterior
noise level thresholds based on the County of San Bernardino exterior noise level
standards at the nearest noise-sensitive receiver locations. 55 dBA Leq for the daytime
and 45 dBA Leq for the nighttime. Tables 13-2 and 13-3 show that the operational noise
levels associated with the project will not exceed the thresholds set by the County at all
nearby receiver locations, and therefore impacts will be less than significant.

Table 13-2: Daytime Project Operational Noise Levels
Daytime Noise Level (dBA Leq)

Noise Source R1 R2 | R3 | Ra | R | RE
Roof-top Air Conditioning Units | 31.0 | 34.5| 346 | 33.9] 369 | 31.9
Parking Lot Vehicle Movement | 31.2 | 36.3| 350 | 32.6 | 344 | 28.3

Trash Enclosure Activity 246|296 298 |29.0]| 323|252
Truck Fueling 375|405[395|377( 366|296
Car Fueling Activity 27.7 331|323 |304]| 317|257
Total (All Noise Sources) 396|433 | 425|408 | 419 | 358
Exceed 55 dBA Leq? No | No | No | No | No | No
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2. Noise Study modeled only two nighttime diesel truck positions.

Initial Study PROJ-2024-00030

Qasis Road Maverick Gas Station & Convenience Store
APN: 3067-051-29

April 15, 2025

Table 13-3: Nighttime Project Operational Noise Levels
Nighttime Noise Level (dBA Leq)

Noise Source R1 R2 R3 R4 | R5 R6

Roof-top Air Conditioning Units | 282 | 31.8 [ 31.9 | 31.2 | 341 | 292
Parking Lot Vehicle Movement | 312 | 363 | 350 | 326 | 344 | 283

Trash Enclosure Activity 237 (286|288 | 280 |31.4| 242
Truck Fueling 366 | 395| 385 | 36.7 | 35.7 | 286
Car Fueling Activity 267 | 321|313 | 294 | 30.7 | 24.37
Total (All Noise Sources) 38.642.3 414 ( 39.7 | 406 | 345
Exceed 45 dBA Leq? No | No [ No | No | No No

Less Than Significant Impact
b)  Generation of excessive ground-borne vibration or ground-borne noise levels?

Project construction can generate varying degrees of ground-borne vibration, depending
on the construction procedure and the construction equipment employed. Operation of
construction equipment generates vibrations that spread through the ground and
diminish in amplitude with distance from the source. As vibration waves propagate from
a source, the energy is spread over an ever-increasing area such that the energy level
striking a given point is reduced with the distance from the energy source.' Ground-
borne vibration decreases rapidly with distance. The proposed Project would generate
ground-borne vibration during site grading and construction activities; however, the
ground-borne vibration and ground-borne noise levels would not be considered
excessive. As described in Section Xll(a) above, construction activities are exempt from
the County’s Development Code, provided they occur between the hours of 7AM and
7PM Monday through Saturday, except on federal holidays. Thus, the potential impacts
associated with construction vibration would be less than significant and the operations
of the Project would not create any ground-borne vibration or ground-borne noise.
Impacts are anticipated to be less than significant.

Less Than Significant Impact

¢)  For a project located within the vicinity of a private airstrip or an airport land use plan or,
where such a plan has not been adopted, within two miles of a public airport or public
use airport, would the Project expose people residing or working in the project area fo
excessive noise levels?

The Project site is not within an airport safety review area or Airport Runaway Protection
Zone."® The Project site is not located within the vicinity of a private or public airstrip. The

12 San Bernardino Countywide Plan Draft EIR. Noise, Pg. 5.12-4.
13 San Bernardino Countywide Plan Draft EIR. Hazards and Hazardous Materials. Figure 5.8-2 “Airport Safety
Zones.”
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SAN BERNARDINO

COUNTY Interoffice Memo

DATE:

FROM:

T0:

December 23, 2024 PHONE: (909) 387-8186

OSVALDO ROQUE, P.E.
Supervising Engineer
Department of Public Works — Traffic Division

NATALIE PATTY, PLANNER
Land Use Services Department — Planning Division

SUBJECT

TRAFFIC CONDITIONS — MINOR USE PERMIT; APN: 3067-051-29
APPLICANT: CORE STATES GROUP; PROJECT NUMBER: PROJ-2024-00030

Caltrans may have additional comments or conditions.

Based on the Site Plan dated September 20, 2024 and the traffic study from TJW
Engineering, Inc. dated August 14, 2024, the Department of Public Works, Traffic
Division recommends:

[
X

APPROVE THIS PROJECT, subject to the following Conditions of Approval.

DO NOT RELEASE APPROVAL OF THIS PROJECT, until the following
redesign and/or studies are, submitted, reviewed and approved by County
Public Works

1. The Applicant is required to obtain approvals from Caltrans prior to final conditions
from County Traffic.

2. The traffic study from TJW Engineering, Inc. dated August 14, 2024 has been
reviewed with comments provided to the traffic engineer on August 27, 2024.

a. Please upload an updated traffic study in EZOP to Record ID: TRSTY-2024-
00002.

3. Show the truck turning template(s) in accordance with the latest AASHTO design
manual on the site plan for ingress and egress adjacent to the project site. The truck
turning templates shall be identified according to the appropriate AASHTO figure,
demonstrate all truck movements including wheel tracking and overhang will stay

Page 1
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PROJ-2024-00030/CUP Traffic - Conditions of Approval December 23, 2024
Applicant: Core States Group APN: 3067-051-29

within the prescribed travel lanes, and will not encroach on driveway aprons. Provide
striping on site plan that reflects the ultimate width and show turning template to
demonstrate trucks can turn into the site from the lane nearest the proposed/future
curb and gutter. Project driveways driveway(s) shall be designed to accommodate
safe and proper turning movements.

4. Driveway spacing shall be consistent with the Road Planning and Design Standards,
Article VI, and County Standard 130. Update/Revise site plan accordingly with
appropriate dimensions consistent with these standards.

a. Show spacing between driveways and distance from BCR or ECR to the
nearest driveway.

CONDITIONS

X Note to Planner: Additional conditions may be provided following the approval of
the traffic study.

GENERAL CONDITIONS
The following shall be completed:

X Project vehicles shall not back up into the project site nor shall they back out
into the public roadway.

X Directional Sign Maintenance. All required directional signage for traffic entering
and exiting the site shall be installed and continuously maintained outside the
Public road right-of-way in good condition for both day and nighttime visibility.

PRIOR TO OCCUPANCY/FINAL INSPECTION
The following shall be completed:
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PROJ-2024-00030/CUP Traffic - Conditions of Approval December 23, 2024
Applicant: Core States Group APN: 3067-051-29

X This project falls within the Local Area Transportation Fee Plan Area for the High
Desert area. The Local Area Transportation Plan Fee (Plan Fee) shall be paid by
a cashier’s check to the Department of Public Works Business Office during the
application process. The Plan Fee shall be computed in accordance with the Plan
Fee Schedule in effect as of the date that the building plans are submitted and
prior to the building occupancy/use is issue or granted. The Plan Fee is subject to
change periodically. The current Local Area Transportation Fee Schedule can be
found at the following website:
https://dpw.sbcounty.gov/transportation/transportation-planning/

OR/AJ
Cc: File
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SAN

BERNARDINO

COUNTY Interoffice Memo

DATE: May 06, 2025 PHONE: (909) 387-8186

FROM: OSVALDO ROQUE, P.E.

Supervising Engineer
Department of Public Works — Traffic Division

TO: NATALIE PATTY, PLANNER

Land Use Services Department — Planning Division

SUBJECT

TRAFFIC CONDITIONS — MINOR USE PERMIT; APN: 3067-051-29
APPLICANT: CORE STATES GROUP; PROJECT NUMBER: PROJ-2024-00030

Caltrans may have additional comments or conditions.

Based on the Site Plan dated April 23, 2025 and the traffic study from TJW Engineering,

Inc.

dated March 24, 2025, the Department of Public Works, Traffic Division

recommends:

[
X

1.

APPROVE THIS PROJECT, subject to the following Conditions of Approval.

DO NOT RELEASE APPROVAL OF THIS PROJECT, until the following
redesign and/or studies are, submitted, reviewed and approved by County
Public Works

The Applicant is required to obtain approvals from Caltrans prior to final conditions
from County Traffic.

The traffic study from TJW Engineering, Inc. dated March 24, 2025 has been
reviewed with comments provided to the traffic engineer on August 27, 2024.
a. Please upload an updated traffic study in EZOP to Record ID: TRSTY-2024-
00002.

Show the truck turning template(s) in accordance with the latest AASHTO design
manual on the site plan for ingress and egress adjacent to the project site. The truck
turning templates shall be identified according to the appropriate AASHTO figure,
demonstrate all truck movements including wheel tracking and overhang will stay
within the prescribed travel lanes, and will not encroach on driveway aprons. Provide
striping on site plan that reflects the ultimate width and show turning template to
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PROJ-2024-00030/CUP Traffic - Conditions of Approval May 06, 2025
Applicant: Core States Group APN: 3067-051-29

demonstrate trucks can turn into the site from the lane nearest the proposed/future
curb and gutter. Project driveways driveway(s) shall be designed to accommodate
safe and proper turning movements.

4. Driveway spacing shall be consistent with the Road Planning and Design Standards,
Article VI, and County Standard 130. Update/Revise site plan accordingly with
appropriate dimensions consistent with these standards.

a. Show spacing between driveways and distance from BCR or ECR to the
nearest driveway.

CONDITIONS

X Note to Planner: Additional conditions may be provided following the approval of
the traffic study.

GENERAL CONDITIONS
The following shall be completed:

X Project vehicles shall not back up into the project site nor shall they back out
into the public roadway.

X Directional Sign Maintenance. All required directional signage for traffic entering
and exiting the site shall be installed and continuously maintained outside the
Public road right-of-way in good condition for both day and nighttime visibility.
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PROJ-2024-00030/CUP Traffic - Conditions of Approval May 06, 2025
Applicant: Core States Group APN: 3067-051-29

PRIOR TO OCCUPANCY/FINAL INSPECTION
The following shall be completed:

X This project falls within the Local Area Transportation Fee Plan Area for the High
Desert area. The Local Area Transportation Plan Fee (Plan Fee) shall be paid by
a cashier’s check to the Department of Public Works Business Office during the
application process. The Plan Fee shall be computed in accordance with the Plan
Fee Schedule in effect as of the date that the building plans are submitted and
prior to the building occupancy/use is issue or granted. The Plan Fee is subject to
change periodically. The current Local Area Transportation Fee Schedule can be
found at the following website:
https://dpw.sbcounty.gov/transportation/transportation-planning/

OR/AJ
Cc: File
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SAN BERNARDINO

COUNTY Interoffice Memo

DATE:

FROM:

T0:

November 13, 2025 PHONE: (909) 387-8186

ANTHONY PHAM, P.E.
Engineering Manager
Department of Public Works — Traffic Division

DELANIE GARLICK, PLANNER
Land Use Services Department — Planning Division

SUBJECT

TRAFFIC CONDITIONS — MINOR USE PERMIT; APN: 3067-051-29
APPLICANT: CORE STATES GROUP; PROJECT NUMBER: PROJ-2024-00030

Caltrans may have additional comments or conditions.

Based on the Site Plan dated November 10, 2025 and the traffic study from TJW
Engineering, Inc. dated October 14, 2025, the Department of Public Works, Traffic
Division recommends:

X
[

Page 1

APPROVE THIS PROJECT, subject to the following Conditions of Approval.

DO NOT RELEASE APPROVAL OF THIS PROJECT, until the following
redesign and/or studies are, submitted, reviewed and approved by County
Public Works

GENERAL CONDITIONS
The following shall be completed:

Project vehicles shall not back up into the project site nor shall they back out
into the public roadway.

Directional Sign Maintenance. All required directional signage for traffic entering
and exiting the site shall be installed and continuously maintained outside the
Public road right-of-way in good condition for both day and nighttime visibility.
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PROJ-2024-00030/CUP Traffic - Conditions of Approval November 13, 2025
Applicant: Core States Group APN: 3067-051-29

PRIOR TO ISSUANCE OF GRADING PERMITS
The following shall be completed:

XI  No comments.

PRIOR TO ISSUANCE OF BUILDING PERMITS
The following shall be completed:

X Improvements: The applicant shall design their street improvement plans to
include the following:

OASIS ROAD

e The driveway on Oasis Road.
o The driveway on Oasis Road shall be right in and right out only with a
“R3-2” sign. The sign shall be placed within the property line at the
driveway and the owner is responsible for maintaining the sign.

4 The total fair share contribution for this project is required based on the traffic
report dated 10/14/2025 from TJW Engineering. The fair share breakdown for these
improvements is shown below:

ESTIMATED FAIR SHARE ESTIMATED
INTERSECTION COST PERCENTAGE | CONTRIBUTION
Mountain Road at Route 138
. $600,000 to o $45,720 to
Intersection Total $800.000 7.62% $60.960
Total Fair $45,720 to
Share $60,960

e The total fair share contribution will be based on the fair share percentages
listed above and the estimated construction costs at the time of application
for a building permit and shall be paid to the Department of Public Works -
Traffic Division. At the present time, the estimated cost is $45,720 to $60,960
pending final estimated construction cost approval from Caltrans. This
amount will be adjusted to reflect actual construction costs incurred, if
available, or will be adjusted to account for future construction costs using
the Caltrans Construction Cost Index.
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PROJ-2024-00030/CUP Traffic - Conditions of Approval November 13, 2025
Applicant: Core States Group APN: 3067-051-29

PRIOR TO OCCUPANCY/FINAL INSPECTION
The following shall be completed:

X This project falls within the High Desert Local Area Transportation Facilities
Fee Plan. This fee shall be paid by a cashier’s check to the Department of
Public Works Business Office. These fees are subject to change. Based on
the ITE Trip Generation Manual (11t Edition) and a 5,637 sq. ft. convenience
store with 28 fueling positions as shown on the site plan, this project generates
approximately 2,569 vehicle trips on a weekday. This fee is $193.55 per trip
multiplied by the number of vehicle trips (2,569) and multiplied by an induced
trip adjustment factor of 20% as shown in the fee plan. Therefore, the total
estimated Local Transportation Fees for this project is $99,445.99. The current
High Desert Local Area Transportation Facilities plan can be found at the
following website: https://dpw.sbcounty.gov/transportation/transportation-

planning/

AP/SJ
Cc: File

Page 3 of 3


https://dpw.sbcounty.gov/transportation/transportation-planning/
https://dpw.sbcounty.gov/transportation/transportation-planning/

Exhibit | - Master Noise Table (Apellant Field Measurements)

Receiver ID Receiver Description (Actual Receiver Description 5. Date tart Time (DST Adjusted nd Time (DST Adjusted tart Time (Corrected nd Time (Corrected tart Time (Raw) nd Time (Raw) Duration (HRS Period (Day/Night] ey q ax reshold ‘xceedance ‘ompliance
Ko - STDE SMORE TREE RD 20 £- OF MOUNTATN AV VARD OF RESIDENCE NEXT TO HOUSE (NO ACCES o702 P 2AT15 PV 2:36:00 PV aA7:15 PV P 718 PV 019 Day. R0 20200305 10355 5004 5
R-5 15' EAST OF WEST PL EAST OF GARAGE INSIDE FENCED YARD SE COR. HOUSE (NO ACCESS) 3/9/2026 5:16:25 PM 4:58:14 PM 5:16:25 PM 4:16:25 PM 030 Day R-5-20260309-1658 51515 714 55
3 EAST EDGE BASKET BALL COURT CO. PARK EAST EDGE BASKET BALL COURT CO. PARK PER IS, 3762026 5:47:35 PV 63354 PV 54735 PV 54735 M 023 Day R4-20260309-1833 51165 705 55
"3 N. EDGE OF BUCKTHORNE 50' W. OF W. P.L. MAVERIK TNSIDE PROPERTY NEXT TO CARGO CONTAINER 3/5/2026 5:30:04 PV 52315 PV 5:0:04 PV 3:30:04 PV 028 Day R3-20260309-1723 773 59 55
R2 ROCK COLUMIN W. OF GATE CLF FRONT OF HOUSE TNSIDE FENCE YARD NEXT TO N. HOUSE (NO ACCESS] 3/5/2026 54443 PV 60143 PV 50143 PV 028 Day R 2202603091744 55127 B 55
RT F-NG EDGE OASTS RD INLINE W7 N. EDGE OF HOUSE TNSTDE FENCED VARD @ CRN PATTO (NO ACCESS) 37572026 0843 PV 57520 PV 3530 P 0. Tay R-1-20260303-1808 515, ) o5
13 T SIDE SMOKE TREERD 20 E OF 71272020 EEEEEL) T332 PV ERERYIV) 025 Boy 0202003121018 BT 008 7y =
R-5 15" EAST OF WEST PL EAST OF GARAGE INSIDE FENCED YARD SE COR. HOUSE (NO ACCESS) 3/12/2026 4:43:10 PM 4:59:41 PM 3:59:41 PM 0.28 Day R-5-20260312-1643 45.688 59 55
R EAST EDGE BASKET BALL COURT CO. PARK EAST EDGE BASKET BALL COURT CO. PARK PER 5. 3/12/20%6 62542 PV 54127 PM 62542 PV 64127 M 52542 PW SAT27 PV 0% Day R4-20260312-1855 78158 665 55
"3 N. EDGE OF BUCKTHORNE 50' W. OF W. P.L. MAVERIK TNSIDE PROPERTY NEXT TO CARGO CONTAINER 3/12/2026 5:06:14 PV 5:26:21 PM 5:06:14 PV 5:26:21 PM 4:06:14 PV 72621 PM 034 Day R'3-20260312-1706 39633 EX 55
R2 ROCK COLUMN W. OF GATE CLF FRONT OF HOUSE TNSIDE FENCE YARD NEXT TO N. HOUSE [NO ACCESS] 3/12/2026 3106 PV 54819 PV 3106 PV 54819 PV 43106 PV T8I0 PV 023 Day R 2202603121731 76637 502 55
R-1 E.NG EDGE OASIS RD INLINE W/ N.EDGE OF HOUSE TNSIDE FENCED YARD @ CRN PATIO (NO ACCESS) 371272026 6:12:03 PM 5:55:33 PM 6:12:03 PM 5:12:03 PM 0.2 Day R-1-20260312-1755 49917 66.1 55
33 - SIDE, m YA NEX. 71672026, 3716 PV ERrREL 3716 PV T3716 M 0% Do R0 20260316 1722 [T o £
RS T5 EAST OF WEST PLEAST OF GARAGE TNSIDE FENCED YARD SE COR. HOUSE (NO ACCESS) 3/16/2026 5:57:34 PV 5:42:45 PV 55734 PV 75734 PM 025 Day R'5-20260316 1742 7806 25 55
R4 EAST EDGE BASKET BALL COURT CO. PARK EAST EDGE BASKET BALL COURT CO. PARK PER 5. 3716/2026 73835 PV 722230 73835 PV 63835 M 027 Day R4-20260316 1922 76693 3 55
R-3 N. EDGE OF BUCKTHORNE 50" W. OF W. P.L. MAVERIK INSIDE PROPERTY NEXT TO CARGO CONTAINER 3/16/2026 6:02:24 PM 6:18:07 PM 6:02:24 PM 6:18:07 PM 5:18:07 PM 0.26 Day R-3-20260316-1802 52.738 77 55
R ROCK COLUMIN W. OF GATE CLF FRONT OF HOUSE TNSIDE FENCE YARD NEXT TO N. HOUSE (NO ACCESS] 3/16/2026 62140 PV 53745 PM1 62140 PM 63745 PM 537:45 PV 027 Day R2-20260316-1821 56174 835 55
R1 E-NG EDGE OASTS RD INUINE W/ N. EDGE OF FOUSE TNSIDE FENCED YARD @ CRN PATIO (NO ACCESS] 3716/2026 g 70035 PV 70035 PV 50035 PV 027 Doy R1-20260316 1894 52692 706 5
R0 S SIDE SNVIOKE TREE KD 20T €. OF MOUNTAIN AVE "VARD OF REGIDENCE NEXT TO HOUSE (NO ACCESS) 371972026 Z4T11 P 7:40:11 PV 02/ Doy, R-0-20260310-2028 ErEE] 71 E3
RS TS EAST OF WEST PLEAST OF GARAGE TNSIDE FENCED YARD SE COR. HOUSE (NO ACCESS) 3/15/2026 5:06:22 PV 8:06:22 PV 026 Day R5-20260319-2050 78897 564 55
&3 EAST EDGE BASKET BALL COURT CO. PARK EAST EDGE BASKET BALL COURT CO. PARK PER IS, 371972026 T0:40:49 PM T0:40:49 PM 54049 PV 026 Night R4-20260319-2225 50279 38 @S
R3 N. EDGE OF BUCKTHORNE 50' W. OF W. P.L. MAVERIK TNSIDE PROPERTY NEXT TO CARGO CONTAINER 3/15/2026 5:28:58 PV 5:28:58 PV 82858 PV 026 Day R-3-20260315-2113 6279 81 55
R2 ROCK COLUMN W, OF GATE CLF FRONT OF HOUSE TNSIDE FENCE YARD NEXT TO N. HOUSE (NO ACCESS) 371972026 G4837 PV 53210 °M 54837 PV 83210 PV 84837 PV 027 Day R 220260319 2132 78538 625 55
RT E-NG EDGE OASTS RD INUINE W/ N EDGE OF HOUSE TNSTDE FENCED YARD @ CRN PATTO (NO ACCESS) 371572026 T0:13:30 PM EEYEYALY T0:13:30 PM 75T PV 51330 PV 036 Tay R1-20260319-215 5702 573 TS
o ST EBEREL L BT TN EBEDELI [ By o o 3
RS TS EAST OF WEST PLEAST OF GARAGE TNSIDE FENCED YARD SE COR. HOUSE (NO ACCESS) 3/24/2026 5:19:59 PM 5:38:56 PM 519559 PM 5:38:56 PM 838556 PM 032 Day R'5-20260324 2119 7748 59 55
=3 EAST EDGE BASKET BALL COURT CO. PARK EAST EDGE BASKET BALL COURT CO. PARK PER IS, 372412026 110103 PM 11536 PV L0109 PM TT1536 PM T0:1536 PM 024 Night R4-20260324-230L 76917 61 75
R3 N. EDGE OF BUCKTHORNE 50' W. OF W. P.L. MAVERIK TNSIDE PROPERTY NEXT TO CARGO CONTAINER 3/2412026 5:44:06 M T0:0033 PV 5:00:33 PV 027 Day R3-20260324-2194 75505 &5 55
RZ ROCK COLUMIN W. OF GATE CLF FRONT OF HOUSE TNSIDE FENCE YARD NEXT TO N. HOUSE (NO ACCESS] ¥4/6/2026 54330 PV 5847 PV 85847 M 025 Day R2-74/6/2026 2183 523 3 5
RT E-NG EDGE OASTS RD INIINE W7 N. EDGE OF FOUSE TNSTDE FENCED YARD @ CRN PATTO (NO ACCESS] 37270026 T0:45:48 PV 03217 PV T0:45:48 PV 54548 PV 05 Night R1-20260324-223. 57712 BT 75
13 T SIDE SMOKE TREERD 20 E OF ERLEELY Be05:A8 PV LELEELY) BEE BEEELV) 027 Boy 020200320 2058 yx3 113
R-5 15" EAST OF WEST PL EAST OF GARAGE INSIDE FENCED YARD SE COR. HOUSE (NO ACCESS) 3/29/2026 9:38:17 PM 9:21:12 PM 9:38:17 PM 8:21:12 PM 8:38:17 PM 0.28 Day R-5-20260329-2121 4222 60.4 55
R EAST EDGE BASKET BALL COURT CO. PARK EAST EDGE BASKET BALL COURT CO. PARK PER IS, 3/25/20%6 10:19:27 PM 10:35:16 PV 10:19:27 PV 10:35:16 PM 51927 PM 53516 PM 0% Night R4-20260329-2219 75014 & 75
"3 N. EDGE OF BUCKTHORNE 50' W. OF W. P.L. MAVERIK TNSIDE PROPERTY NEXT TO CARGO CONTAINER *4/6/2026 5:4330 PM :58:47 PV 5:43:30 M 5:58:47 PV 34330 PM 85847 PV 025 Day R3-74/6/2026 2143 7533 3] 55
R2 ROCK COLUMN W. OF GATE CLF FRONT OF HOUSE TNSIDE FENCE YARD NEXT TO N. HOUSE (NO ACCESS] 47102026 55532 PV 53753 M 55532 PV B5532 PV 025 Day R-2-74/10/2026 2137 75859 3 55
R-1 E.NG EDGE OASIS RD INLINE W/ N.EDGE OF HOUSE TNSIDE FENCED YARD @ CRN PATIO (NO ACCESS) 372972026 10:04:05 PM 10:04:05 PM 9:04:05 PM 025 Day R-1-20260329-2148 42687 624 55
123 oo 5 m VA NEX, 272672020 T0:38:42 PV T0:38:42 PV T0:38:42 PV 032 NIEnt R-0-20200420 2210 T80 X L3
RS T5 EAST OF WEST PLEAST OF GARAGE TNSIDE FENCED YARD SE COR. HOUSE (NO ACCESS) /26/2026 0550 PMI : T1:05:50 PV 1105750 PV 038 Night R'5-20260426-2283 5049 & 75
R4 EAST EDGE BASKET BALL COURT CO. PARK EAST EDGE BASKET BALL COURT CO. PARK PER 5. /26/20%6 113743 PM TI53:52 PM TI37:43 PV 15352 PM T13743 PM TT5352 PV 027 Night R4-20260426 2337 7838 ) 75
| 3 TNO: 12 VES: 27 (60% complant) £
Receiver ID Receiver Description (Actual Receiver Description (Fig. 8 I.5.) Date tart Time (DST Adjusted nd Time (DST Adjusted tart Time nd Time tart Time (Raw) nd Time (Raw) Duration (H Period (Day/Nig Distance to R-: eqatR-3 (d K Measured Distance Operational Leq (dBA
3 Maver Truck @ paring 472572026 45T 10TV 122122 PV o ba 3 0205039 0 o
02 Maverlk Cars & Trucks @ Fueling Canopy South 3/28/2026 5:25:54 PV 54227 M 021 Day &3 59.18561411 0 5563
o3 Miaverlk Cars & Trucks @ Fueling Canopy West /38]2026 5:57:00 PV 61500 PV 030 Tay & 5885561411 30 653 795 55 103
04 Waverk Truck @ Fueling 5722026 6:29:15 PV 65013 PM 035 Day = 68.48621402 3 851 524 55 1351
05 Costco Fueling Facility w/ Car in Cue = 12-30 Varies 5/3/2026 2:14:00 PM 2:26:00 PV 020 Day 5] 79.43621402 60 79.86 1115 55 2486
06 Truck 1diing @ PIot Truck Stop Parking Spaces 5/5/2026 T13721PM 113930 P 004 Night & 69.2925891 EY 713 EY 75 763
o7 Delvery Truck w/ Reefer only Pt Truck Stop 57572026 14316 M 15434 PV 015 Night & 685225891 E 7053 826 5 7553
OBA Truck Idiing @ Pilot Truck Stop Fuel Pump 57572026 12:05:26 P 121529 M 017 Day E 7408318901 00 7007 5 55 1507
088 Truck Pull-up @30 1diing W/Reefer 57572026 121530 PM 122600 PV 018 Tay & 6362561411 30 7007 ES 55 507
G9 Trash Truck - Dumpster Front Loader 5/6/2026 3347 PM 23605 PV 004 Day &3 59.9925891 EY 52 751 55 7

ompliance | Notes

"Total

“This table contains the raw field measurements collected by the
appellant at nine receiver locations (O1-09). These data demonstrate
that the County’s baseline noise levels are inflated and unsupported by
substantial evidence. The County did not provide raw data,
timestamps, weather conditions, or measurement documentation as
required by ANSI S1.4 and CEQA Guidelines §15148.”




0BLOCK

4125/2026 6 8 0 67. 82. -3.8
02 4/28/2026 028 Day 63 59.18561411 30 6563 825 55 7.27
03 4/28]2026 028 Day 63 5885561411 30 653 795 55 0127
04 5/2/2026 028 Day &3 6848621402 60 68.91 924 55 3323
0-5 5/3/2026 025 Day 63 79.43621402 60 79.86 1115 55 2.903
0-6 5/5/2026 028 Day 63 69.2925891 50 713 90 55 9312
0-7 5/5/2026 026 Day 63 685225891 50 70.53 826 55 6842
0-8A 5/5/2026 034 Day 63 74.08318901 100 70.07 835 55 15367
0-88 5/5/2026 029 Day 63 6362561411 30 70,07 835 55 8363
09 57672026 0% Day 53 599975891 50 23 5T 5 0

025655
[Foouree O] s Detence 10 ] ™ T easured Dreence (0 | s Dance ) o rroposeareq ey ]
0o 5] To EY 3 52005801 |
o7 5 o7 50 & 685225891
O8A = O 30 = 6362561411
OB & 588 00 & 7408318901
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Mr. Hale,
Issues:

1. Trip generation - the report added the passenger vehicles trips to the truck trips without the
conversion of the truck trips to passenger vehicle equivalent ( PCE ).

2. Trip distribution- there should be a separate trip distribution for passenger vehicles and
trucks. Passenger vehicles should be more localized with higher percent distribution on the
local streets than indicated. The truck traffic would be mostly via the State Hwy and
possibly from/to the north leg of Oasis Road.

3. Level of Service Analysis- intersection of Oasis Road at Buckthorn Road: the right turn
southbound traffic from the project driveway at Oasis Road should be added to the left turn
traffic at the intersection of Oasis Road at Buckthorn Road in the analysis because the
driveway is right in/out only. Most passenger vehicle traffic will opt to make U-turn to return
to the state highway. The increased traffic would adversely impact the post office traffic
such that some kind of mitigation may be recommended now or in a future year.

Please let me know if you have any questions.
Thanks.

Chidi Onumonu, P.E., T.E.
Albert Wilson & Associates
17409 Valley Blvd., Unit 80
Fontana. Ca. 92316

Tel: 909.346.0844

Fax: 909.346.0848

Cell: 909.219.3735



Pinon Hill Night Sky




Maverik Car Canopy at Night




Maverik Truck Canopy at Night




Current Post Office Parking Lot Circulation
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	Exhibit A
	EXHIBIT A
	1. Initial Study Plan (April 15, 2025)
	Used in the Staff Report. Wider driveways and different circulation. Not the plan used in the Initial Study.
	3. Approved Plan (December 11, 2025)
	The only legally approved plan. Matches the Staff Report geometry. Not used in the Initial Study or Traffic Division review.
	4. The northern 50feet +/-of the site is not shown of the Approved Site Plan. Can’t see north boundary
	Or adjacent property to the north or State Highway 138
	4. Landscaping Plan
	Included in the Staff Report packet. Shows different parking counts and island geometry. Does not match the approved plan.
	5. Appeal-Hearing Plan
	Obtained from the County’s Traffic Division. Contains extensive truck-turning analysis. This plan is different from all five previous plans and was never included in the CEQA record, never disclosed to the public, and never presented to the Planning C...
	7. TJW Engineering VMT Screening Memo Site Map “A” (5/29/2024)
	8.  TJW Engineering VMT Screening Memo Site Map “B” (8/19/2024)
	Site Plan 8 is not consistent with the approved site plan. It is not complete, no dimensions & missing labels so it is not possible to compare it with the approved site plan.
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