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1.0 EXECUTIVE SUMMARY

The subsequent environmental impact report (SEIR) process, as defined by the California Environmental
Quality Act (CEQA), requires the preparation of an objective, full disclosure document in order to
(1) inform agency decision-makers and the general public of the direct and indirect potentially significant
environmental effects of a proposed action; (2) identify feasible or potentially feasible mitigation
measures to reduce or eliminate potentially significant adverse impacts; and (3) identify and evaluate
reasonable alternatives to a project. In accordance with State CEQA Guidelines Section 15168 (Title 14 of
the California Code of Regulations [CCR]), this Draft SEIR (State Clearinghouse No. 2000011093) that has
been prepared for The Oasis at Glen Helen Parkway Project (Project) and has been prepared by the County
of San Bernardino (County).

CEQA requires that projects subject to approval by a public agency of the State of California, and that are
not otherwise exempt or excluded, undergo an environmental review process to identify and evaluate
potential impacts. CEQA Guidelines Section 15050 states that environmental review shall be conducted
by the Lead Agency, defined in CEQA Guidelines Section 15367 as the public agency with principal
responsibility for approving a project. The Project is subject to approval actions by the County, which is,
therefore the Lead Agency for CEQA purposes. In accordance with CEQA Guidelines Section 15123, this
section of the Draft SEIR provides a brief description of the Project; identifies significant effects and
proposed mitigation measures or alternatives that would reduce or avoid those effects; and describes
areas of controversy and issues to be resolved.

This Draft SEIR serves as a “Project SEIR” as defined in Section 15161 of the CEQA Guidelines related to
the construction and operation of the Project site. The Draft SEIR considers the environmental impacts of
the Project, as well as the additive effects of growth throughout the County and the region. These latter
impacts are referred to as cumulative impacts. The Draft SEIR also evaluates a range of potential feasible
alternatives anticipated to reduce significant impacts of the Project, including a No Project — No
Development Alternative, an Existing Specific Plan Alternative, and a Reduced Density Alternative. This
Draft SEIR has been prepared for the County, pursuant to the requirements of CEQA.

Pursuant to CEQA Guidelines Section 15082, the County circulated a Notice of Preparation (NOP) advising
public agencies, special districts, and members of the public who had requested such notice that an SEIR
for the Project was being prepared. The NOP was distributed on June 14, 2023, to solicit comments related
to the proposed construction of the Project. The NOP was circulated with a 30-day public review period
ending on July 14, 2023. This process and the comments submitted in response to the NOP are discussed
in Section 2.0: Introduction and Section 1.6: Areas of Controversy, below.

After receiving public comments on the NOP, the Project was analyzed for its potential to result in
environmental impacts. Impacts were evaluated in accordance with the significance criteria presented in
Appendix G, “Environmental Checklist Form,” of the CEQA Guidelines. The criteria in the Environmental
Checklist Form (checklist), was used to determine if the Project would result in, “no impact,” “less than
significant impact,” “less than significant impact with mitigation measures,” or “potentially significant
impact” to a particular environmental resource. In some instances, a project may use the checklist to
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provide an initial discussion of a project and to screen out certain topics from a full discussion in the
Draft SEIR. This Draft SEIR discusses all environmental resources in CEQA Guidelines, Appendix G. A table
listing the significant Project impacts and any associated mitigation measures is included at the end of this
summary in Table 1-1: Summary of Significant Impacts and Proposed Mitigation Measures.

This Draft SEIR describes the existing environmental resources on the Project site and in the vicinity of the
site, analyzes potential impacts on those resources that would or could occur upon initiation of the
Project, and identifies mitigation measures that could avoid or reduce the magnitude of those impacts
determined to be significant. The environmental impacts evaluated in this Draft SEIR concern several
subject areas, including air quality, biological resources, greenhouse gas emissions, noise, transportation,
and utilities and service systems. As noted in the preceding paragraph, public comment was received
during the NOP process and included written letters provided to the County. In addition to the list of the
summary of comments below, a copy of the letters with the NOP is provided in Appendix A to this Draft
SEIR. The comments were used, as intended, to help inform the discussion of this Draft SEIR and help
determine the scope and framework of certain topical discussions.

The Draft SEIR will be subject to further review and comment by the public, as well as responsible agencies
and other interested jurisdictions, agencies, and organizations for a period of 45 days.

Following the public review period, written responses to all comments received on the Draft SEIR will be
prepared. Those written responses, and any other necessary changes to the Draft SEIR, will constitute the
Final SEIR and will be submitted to the County Board of Supervisors for their consideration. If the County
finds that the Final SEIR is “adequate and complete” in accordance with the CEQA Guidelines, the County
may certify the SEIR. The County Board of Supervisors would also consider the adoption of Findings of
Fact pertaining to the SEIR, specific mitigation measures, a Statement of Overriding Considerations and a
Mitigation Monitoring and Reporting Plan (MMRP). Upon review and consideration of the Final SEIR, the
hearing body would take action concerning the Project.

Regarding the MMRP, CEQA Guidelines Section 15097 requires public agencies to set up monitoring and
reporting programs to ensure compliance with mitigation measures, which are adopted or made as a
condition of project approval and designed to mitigate or avoid the significant environmental effects
identified in environmental impact reports. A MMRP incorporating the mitigation measures set forth in
this SEIR will be considered and acted upon by the County decision-makers concurrent with adoption of
the findings of this SEIR and prior to approval of the Project.

1.1 Project Overview

The Project site is located in an unincorporated area of southwestern San Bernardino County and within
the City of Rialto Sphere of Influence (SOI). The Project site is approximately 32 acres and is located east
of Interstate 15 (I-15), west of Glen Helen Parkway and the Glen Helen Regional Park, north of I-15
Exit 122, and south of three existing single-family residences and the Glen Helen Park Maintenance Yard.
The location of the Project in both regional and local contexts are further identified in Section 3.0: Project
Description, and in Figure 3-1: Regional Location Map, and Figure 3-2: Local Vicinity Map.
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1.2 Project Objectives

The Project implements the goals and policies of the County’s Countywide Plan; the GHSP serves as an
extension of this Plan; and can be used as both a policy and a regulatory document. The purpose of this
Project is to implement the vision laid out in the Project objectives by providing additional flexibility to
the existing GHSP.

The Project would increase the County’s commercial and retail capacity and further fortify the economic
base of the County. The Project would also develop a portion of the County with new commercial and
retail spaces. The Project would be developed to accomplish the following objectives:

Objective 1: Reinforce Glen Helen as a prominent gateway and as a regional entertainment/recreation
destination.

Objective 2: Provide new retail and commercial development that would serve currently underserved
residents of the area as well as the region in general by providing goods and services to traffic passing by
on the I-15 freeway, which are currently underserved.

Objective 3: Create new employment opportunities.

Objective 4: Provide quality public facilities to serve new development, including a Fire and Sheriff’s
station to serve the region.

Objective 5: Respect the historic roots of the Glen Helen area, including old Route 66 and historic Devore
community, through design themes and cultural activities.

Objective 6: Establish Glen Helen as an economically sound enclave of specialized businesses and
commercial recreation/entertainment venues.

Objective 7: Landscaping appropriate to the level of development and in excess of current landscape
coverage standards and sensitive to surrounding areas.

Objective 8: Provide new retail and commercial development that would be easily accessible from I-15
and 1-215 by-pass traffic, providing convenient shopping opportunities to by-pass drivers and reducing
overall vehicle miles traveled in the region.

1.3 Project Description

The Project proposes the development of approximately 202,900 square feet (SF) of commercial and retail
uses on approximately 32 acres, to include but not necessarily be limited to, hotel uses, fitness facilities,
market and pharmacies, commercial shops, gas station and convenience store, drive-through car wash,
restaurants, and a joint Fire and Sheriff Station.

The Project includes various discretionary approvals included applications for a Specific Plan Amendment
(SPA) to the existing Glen Helen Specific Plan (GHSP), a Planned Development Permit (PDP), and a
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Tentative Parcel Map (TPM). These actions are described in greater detail in SEIR Section 3.0: Project
Description. Project background and objectives are also discussed in Section 3.0.

1.4 Unavoidable Significant Impacts

The Projects potentially significant impacts are defined in Section 4.1: Air Quality through Section 4.7:
Transportation of this Draft SEIR. As noted in these sections, most of the potentially significant impacts
identified can be mitigated to a less than significant level through implementation of Project design
features, standard conditions, and feasible mitigation measures with the exception of air quality.

o Air Quality

= The Project’s operational-related emissions for ROG, NOx, and CO would exceed
SCAQMD’s thresholds of significance after the implementation of all feasible and
reasonable mitigation measures, this is consistent with the findings of the GHSP EIR.

1.5 Alternatives to the Project

State CEQA Guidelines Section 15126.6(a) requires a Draft EIR to “describe the range of reasonable
alternatives to the project, or to the location of the project, which would feasibly attain most of the basic
objectives of the project but will avoid or substantially lessen any of the significant effects of the project
and evaluate the comparative merits of the alternatives.” In response to the potentially significant impacts
that were identified, the Project SEIR includes the following alternatives for consideration by decision-
makers upon action related to the Project:

Alternative 1: No Project — No Development

The purpose of describing and analyzing a No Project/No Development Alternative is to allow decision
makers the ability to compare the impacts of approving the Project with impacts of not approving the
Project. The No Project/No Development Alternative is required to discuss the existing conditions (at the
time the Notice of Preparation was published on Jun 14, 2023), as well as what would be reasonably
expected to occur in the foreseeable future, if the Project were not approved, based on current plans and
consistent with available infrastructure and services.

Under the No Project/No Development Alternative, the following would occur:

« The Applicant would not improve the site with the proposed development of commercial and
retail uses, and the site would remain as it currently is developed.

Alternative 2: Existing Specific Plan

The Existing Specific Plan Alternative, consistent with State CEQA Guidelines Section 15126.6, assumes
development of the Project site pursuant to the existing Countywide Plan and zoning designations, which
would be pursuant to the current GHSP. Alternative 2 would develop the Project site consistent with the
prior approved GHSP and consistent with the current County of San Bernardino Countywide Plan.
Alternative 2 would be consistent with the Countywide Plan’s Special Development (SD) land use category
and with the zoning of Glen Helen Specific Plan — Destination Recreation (GHSP-DR). The GHSP-DR zone
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in the GHSP is intended to accommodate residential land uses, low-intensity service commercial, and
recreation entertainment uses and would allow for planned development residential uses.

Land uses within the GHSP-DR zone include recreation vehicle parks, private campgrounds, residential
uses, bed and breakfast establishments, restaurants, and limited retail commercial, as well as a full range
of recreation-oriented activities. The Existing Specific Plan Alternative is assumed to result in a similar
intensity of development of allowable land uses as that proposed in the Project. For the purposes of this
alternative, it is assumed that the same location would be utilized.

Alternative 3: Reduced Density

Alternative 3: Reduced Density would entail the development the Project site with the proposed Specific
Plan Amendment being adopted by the County Board of Supervisors, but at a smaller development density
that what was proposed for the Project. For the purposes of this analysis, a 25 percent reduction in density
was assumed.

Environmentally Superior Alternative

State CEQA Guidelines requires that an Environmentally Superior Alternative be identified; that is, an
alternative that would result in the fewest or least significant environmental impacts. The No Project
Alternative is the Environmentally Superior Alternative because it would avoid many of the proposed
Project’s impacts. If the No Project Alternative is the environmentally superior Alternative, CEQA
Guidelines Section 15126.6(e)(2) requires that another alternative that could feasibly attain most of the
Project’s basic objectives be chosen as the Environmentally Superior Alternative. With regards to the
remaining development alternatives, Alternative 3 was evaluated as the Environmentally Superior
Alternative as it best meets the Project objectives and has fewer environmental impacts than the
proposed Project or any of the other alternatives. Refer to Section 6.0: Alternatives for more information.

1.6 Areas of Controversy

The CEQA Guidelines Section 15123 (b)(2) and (3) require that a Draft EIR identify areas of controversy
known to the Lead Agency, including issues raised by other agencies and the public and issues to be
resolved, including the choice among alternatives and whether or how to mitigate the significant effects.
The following issues of concern have been identified during the review period of the distribution of the
NOP and public meetings:

. Potential impacts to Aesthetics. (Draft SEIR Section 7.0: Effects Found Not to be Significant)
o Potential impacts to Air Quality. (Draft SEIR Section 4.1: Air Quality)

. Potential impact to greenhouse gas emissions. (Draft SEIR Section 4.5: Greenhouse Gas
Emissions)

. Potential impacts to noise generated by traffic. (Draft SEIR Section 4.6: Noise and Section 4.7:
Transportation)

« Potential impacts to public services. (Draft SEIR Section 7.0: Effects Found Not to be Significant)
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1.7 Summary of Environmental Impacts & Mitigation Measures

The following table is a summary of significant impacts and proposed mitigation measures associated with
the Project as identified in this SEIR. Refer to Sections 4.1 through 4.7 and Section 7.0, for a detailed
description of the environmental impacts and mitigation measures for the Project. All impacts of the
Project can be mitigated to less than significant levels with the exception of air quality.
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Table 1-1: Summary of Significant Impacts and Proposed Mitigation Measures

Resource Impact
Section 4.1, Air Quality

Level of Significance

Mitigation Measure(s)

Impact AQ-1
Would the Project conflict with or obstruct implementation
of the applicable air quality plan?

Significant
Unavoidable

and

Proposed Project Mitigation Measure (MM) AQ-1: Prior to issuance of grading
permits, the applicant shall prepare and submit documentation to the County of San
Bernardino that demonstrate the following:
= All off-road diesel-powered construction equipment greater than 50
horsepower meets California Air Resources Board Tier 4 Final off-road
emissions standards. Requirements for Tier 4 Final equipment shall be
included in applicable bid documents and successful contractor(s) must
demonstrate the ability to supply such equipment. A copy of each unit’s
Best Available Control Technology (BACT) documentation (certified tier
specification or model year specification), and CARB or SCAQMD
operating permit (if applicable) shall be provided to the County at the time
of mobilization of each applicable unit of equipment.

= All construction equipment and delivery vehicles shall be turned off when
not in use, or limit on-site idling for no more than 5 minutes in any 1 hour.

GHSP EIR MM 4.6-1: Provide adequate ingress and egress at all entrances to public
facilities to minimize vehicle idling at curbsides.

= Submit building plans to Building and Safety for approval.
= Submit copy of approval by Building and Safety to Planning Division.

= Submit copy of approved plans to Planning Division for review and
approval.

GHSP EIR MM 4.6-2: Provide dedicated turn lanes as appropriate and provide
roadway improvements at heavily congested roadways.

= County Traffic Planning Section to identify heavily congested intersections
and notify Building and Safety.

= Submit building plans to Building and Safety for approval.
= Submit copy of approval by Building and Safety to Planning Division.

= Submit copy of approved plans to Planning Division for review and
approval.

GHSP EIR MM 4.6-3: Install energy efficient lighting.

= Submit building plans with Title 24 certification from a certified
lighting/electrical engineer to Building and Safety for approval.

= Submit copy of approval by Building and Safety to Planning Division.

= Submit copy of approved plans to Planning Division for review and
approval.
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Resource Impact

Level of Significance

Mitigation Measure(s)
GHSP EIR MM 4.6-4: Landscape with native or drought-resistant species to reduce
water consumption and to provide passive solar benefits.
= Submit landscaping and irrigation plans to Building and Safety for
approval.
= Submit copy of approval by Building and Safety to Planning Division.
= Submit copy of approved plans to Planning Division for review and
approval.
GHSP EIR MM 4.6-5: Employers should provide local shuttle and transit shelters, and
ride matching services.
. Submit plans to County Transportation Authority to determine need and/or
location for transit shelters, bus stops, etc.

= Submit commercial and industrial site building plans to Building and Safety
for approval.

= Submit copy of approval by Building and Safety to Planning Division.
= Submit copy of approved plans to Planning Division for review and approval.

GHSP EIR MM 4.6-6: Employers should provide bicycle lanes, storage areas, and
amenities, and ensure efficient parking management.

= Submit plans to County Transportation Authority to determine need
and/or location for bicycle improvements.

= Submit commercial and industrial site/building plans to Building and
Safety for approval.

= Submit copy of approval by Building and Safety to Planning Division.

= Submit copy of approved plans to Planning Division for review and
approval.

GHSP EIR MM 4.6-7: Employers should provide variable work hours and
telecommuting to employees to comply with AQMP Advanced Transportation
Technology ATT-01 and ATT-02 measures.

= Developers of commercial and industrial uses shall submit appropriate
technology plans based on discussion or correspondence with SCAQMD
personnel.

= Developers shall submit plans to County Planning to determine need
and/or location for any technology improvements or systems for review
and approval.

= Submit copy of approval from County Planning for commercial and
industrial site building plans to Building and Safety for approval.
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Resource Impact

Level of Significance

Mitigation Measure(s)
GHSP EIR MM 4.6-8: Employers should develop a trip reduction plan to comply with
SCAQMD rule 2202.

= Developers of commercial and industrial uses shall submit a Trip
Reduction Plan (TRP) to SCAQMD for review and approval.

= Submit TRP approved by SCAQMD to County Planning for review and
approval.
=  Submit TRP approved by SCAQMD and County Planning along with
building plans to Building and Safety for approval.
GHSP EIR MM 4.6-9: Employers should provide ride matching, guaranteed ride
home, or car/van pool to employees, as a part of the TDM program and to comply
with the AQMP Transportation Improvements TCM-01 measure.
= Developers of commercial and industrial uses shall submit a Travel
Demand Management (TDM) to SCAQMD for review and approval.
= Submit TDM approved by SCAQMD to County Planning for review and
approval.

= Submit TDM approved by SCAQMD and County Planning along with
building plans to Building and Safety for approval.

GHSP EIR MM 4.6-10: Synchronize traffic signals. The areas where this measure
would be applicable are roadway intersections within the Specific Plan area.

= County Traffic Planning Section to identify heavily congested intersections
and notify Building and Safety.

= Submit building plans to Building and Safety for approval demonstrating
that signals can be synchronized in the future.

=  Developers to submit copy of approval by Building and Safety to Planning
Division.

=  Submit copy of approved plans to Planning Division for review and
approval.

= County to synchronize traffic signals as funding is available.

GHSP EIR MM 4.6-11: Encourage the use of alternative fuel or low emission vehicles
to comply with the AQMP On-Road Mobile M2 measure and the Off-Road Mobile
Sources M9 and M10 measures.

= Developers of commercial and industrial uses shall submit an Alternative
Fuel or Low Emission Vehicle Plan (AFLEVP) to SCAQMD for review and
approval.

= Submit AFLEVP approved by SCAQMD to County Planning for review and
approval.
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Resource Impact

Level of Significance

Mitigation Measure(s)
= Submit AFLEVP approved by SCAQMD and County Planning along with
building plans to Building and Safety for approval.

GHSP EIR 2020 Addendum MM 7-1: The Applicant shall water all active grading
areas a minimum of three times per day (as opposed to two).

GHSP EIR 2020 Addendum MM 7-2: All construction equipment shall be properly
tuned and maintained in accordance with manufacturer’s specification.

GHSP EIR 2020 Addendum MM 7-3: The Applicant shall maintain and operate
construction equipment so as to minimize exhaust emissions. During construction,
trucks and vehicles in loading and unloading queues shall turn their engines off when
not in use to reduce vehicle emissions. Construction emissions shall be phased and
scheduled to avoid emissions peaks to the extent feasible and discontinued during
second-stage smog alerts.

GHSP EIR 2020 Addendum MM 7-4: The Applicant shall use line power instead of
diesel- or gas-powered generators at all construction sites wherever line power is
reasonably available.

GHSP EIR 2020 Addendum MM 7-5: Unless required for safety reasons, during
construction, equipment operators shall limit the idling of all mobile and stationary
construction equipment to no more than five minutes. The use of diesel auxiliary
power systems and main engines shall also be limited to no more than five minutes
when within 100 feet of homes or schools while driver is resting.

GHSP EIR 2020 Addendum MM 7-6: Active grading activities shall be limited to 10
acres per day or less when grading within 1,000 feet of residential receptors.

GHSP EIR 2020 Addendum MM 7-7: The Applicant shall implement measures to
reduce the emissions of pollutants generated by heavy-duty diesel-powered
equipment operating at the project site throughout the project construction. The
Applicant shall include in construction contracts the control measures required and
recommended by the SCAQMD at the time of development. These measures include
the following: (1) Use Tier Il (2001 or later) heavy-duty diesel-powered equipment
at the project site; (2) Apply NOX control technologies, such as fuel injection timing
retard for diesel engines and air-to-air cooling, and diesel oxidation catalysts as
feasible; feasibility shall be determined by using the cost-effectiveness formula
developed by the Carl Moyer Program; and (3) General contractors shall maintain
and operate construction equipment so as to minimize exhaust emissions and keep
all construction equipment in proper tune in accordance with manufacturer’s
specifications.

GHSP EIR 2020 Addendum MM 7-8: If stationary equipment, such as generators for
ventilation fans, must be operated continuously, locate such equipment at least 100
feet from homes or schools, where possible.
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Resource Impact

Level of Significance

Mitigation Measure(s)

GHSP EIR 2020 Addendum MM 7-10: The Applicant shall, to the extent feasible,
promote, support, and encourage the scheduling of deliveries during off-peak traffic
periods to encourage the reduction of trips during the most congested periods.

GHSP EIR 2020 Addendum MM 7-12: During site plan review, due consideration
shall be given to the provision of safe and convenient pedestrian and bicycle access
to transit stops and to public transportation facilities.

GHSP EIR 2020 Addendum MM 7-16: Future purchasers of real property located
within 500 feet of the I-15 Freeway right-of-way and within 500 feet of the main
truck route and active mining areas at the Cemex USA quarry and the Vulcan
Materials Company plant shall, in accordance with the disclosure requirements of
the California Department of Real Estate, receive notification that residential
occupants and other sensitive receptors may be exposed to excess cancer risks as a
result of long-term exposure to toxic air contaminants, including diesel particulate
matter, associated with diesel-powered vehicles traveling along and operating
within those areas.

Impact AQ-2

Would the Project result in a 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?

Significant and
Unavoidable Impact

Refer to MM AQ-1, GHSP EIR MM 4.6-1 through 4.6-11, and GHSP EIR 2020
Addendum MM 7-1 through 7-8, 7-10, 7-12, and 7-16 above.

Impact AQ-3
Would the Project expose sensitive receptors to substantial
pollutant concentrations?

Less than Significant with
Mitigation Incorporated

Proposed Project MM AQ-2: The Project applicant shall submit a Dust Control
Management Plan limiting the generation of fugitive dust to the County of San
Bernardino. The Dust Control Management Plan shall be approved prior to the
approval of the grading permit. The Dust Control Management Plan shall include,
but not limited to, the following:

= Prior to Grading Permit issuance, a sign, legible at 50 feet shall be posted
at the Project construction site. The sign(s) shall be reviewed and
approved by the Building Official and County Planning Department, prior
to posting and shall indicate the dates and duration of construction
activities, as well as provide a contact name and a telephone number
where residents can inquire about the construction process and register
complaints.

= During construction, the contractor will designate a member of the
construction staff as a Dust Control Coordinator. The Dust Control
Coordinator will be present during all earthmoving activities and respond
to local complaints about fugitive dust. When a complaint is received, the
Dust Control Coordinator shall notify the County within 24-hours of the
complaint, determine the cause, and implement reasonable measures to
resolve the complaint as deemed acceptable by the Public Works
Department.
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Resource Impact

Level of Significance

Mitigation Measure(s)
= Soil stockpiles maintained as part of the Project will be stabilized to reduce
fugitive dust. Soil stockpiles may be stabilized by wetting to form a crust
or other treatment — such as covering, use of soil binders, chemical soil
stabilizers, geotextiles, mulching, or hydroseeding.

= Any Project-related person operating a vehicle on a public roadway with a
load of dirt, sand, gravel, or other loose material — which may be
susceptible to generating dust — will cover the load or maintain two feet
or more of freeboard during transportation.

= All grading and excavation activities shall cease during periods of
sustained wind events. These events are defined as winds exceeding 20
mph for more than 3 minutes in any 60-minute period. A sustained wind
event will be measured by monitoring the nearest National Weather
Service monitoring station or by using a kestrel wind meter or similar
device. In the event that operations are shut down during high winds,
watering of the area will continue to minimize fugitive dust. Construction
activities will resume when wind speeds fall below the 20 mph 3-minute
aggregate period in any 60-minute period.

= Aspeed limit of 15 mph for construction vehicles will be implemented on
all unpaved roads. The contractor will post speed limit signs and discuss
speed limits during tailboard meetings.

Section 4.2, Biological Resources

Impact BIO-1

Would the Project have a substantial adverse effect, 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 Wildlife or U.S. Fish and
Wildlife Service?

Less than Significant with
Mitigation Incorporated

Proposed Project MM BIO-1: In order to protect special-status wildlife species such
as the San Diego desert woodrat (Neotoma lepida intermedia), Coastal whiptail
(Aspidoscelis tigris steinegeri), and Coast horned lizard (Phrynosoma blainvillii), a
pre-construction clearance survey shall be conducted prior to any ground
disturbance or vegetation removal activities that may disrupt the species. The
Proposed Project biologist shall ensure that impacts to any special-status wildlife
observed during preconstruction clearance surveys are reduced or avoided such
that impacts are less than significant (e.g., avoidance buffers, relocation from harm’s
way, etc.).

GHSP EIR MM 4.8-2: Replace RSS Habitat. For every acre of RSS that is impacted,
the project proponent will replace at a 2:1 ratio. Habitat may be created and/or set
aside as onsite mitigation. If the project site does not contain sufficient habitat to
fulfill the acreage requirement, offsite mitigation areas may need to be set aside.

GHSP EIR MM 4.8-5: Raptor Nests. Prior to the removal of any stand of trees, a
biologist should visit the site to determine if raptor nests have been constructed. If
nests are observed, a biologist will identify nesting areas and must be onsite at the
time of tree removal.
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Resource Impact

Level of Significance

Mitigation Measure(s)

GHSP EIR MM 4.8-6: Raptor Nests. If raptors are observed nesting, CDFG shall be
consulted and contacted to determine the type and duration of construction that
would be allowed during nesting season.

GHSP EIR 2020 Addendum MM 5-5: Nesting Birds. To protect nesting birds
regulated by the federal Migratory Bird Treaty Act, to the extent feasible, vegetation
removal activities shall be scheduled between September 1 and February 14 to
avoid the nesting bird season. If clearing and/or grading activities cannot be avoided
during the nesting season, all suitable habitat will be thoroughly surveyed for the
presence of nesting birds by a qualified biologist prior to removal. If any active nests

are detected, the area WI|| be fIagged—aJeng—mth—ammw%—lOO—feet—buﬁfeH—buﬁer

W|th an approprlate buffer as determlned by a guallfled blologls and will be av0|ded
until the nesting cycle is complete or it is determined by the monitoring biologist
that the nest has failed. A biologist will be present on the site to monitor any
vegetation removal to ensure that nests not detected during the initial survey are
not disturbed.

GHSP EIR 2020 Addendum MM 5-8: Invasive Plant Management Plan. Prior to the
commencement of any grubbing or grading activities, the Applicant shall submit
and, when acceptable, the Director shall approve an invasive plant management
plan, including, but not necessarily limited to: (1) preventive practices to avoid the
transport and spread of weeds and weed seed during project development and
operation; (2) a plan to control noxious weeds and weeds of local concern within
designated open space areas; and (3) a strategy to educate construction personnel
and homeowners in noxious weed identification and awareness. The invasive plant
management plan shall incorporate weed prevention and control measures
including, but not necessarily limited to: (1) use of only certified weed-free hay,
straw, and other organic mulches to control erosion; (2) use of road surfacing and
other earthen materials for construction that are certified weed free; and (3) use of
only certified weed-free seed for the reclamation of disturbed areas.

Section 4.3, Cultural Resources and Tribal Cultural Resources

Impact CUL-2

Would the Project cause a substantial adverse change in the
significance of an archaeological resource pursuant to
§ 15064.5?

Less than Significant with
Mitigation Incorporated

Proposed Project MM CUL-1: Native American Monitoring
Morongo Band of Mission Indians

The project applicant shall retain a Native American Monitor from or approved by
the Morongo Band of Mission Indians (MBMI. The monitor shall be retained prior to
the commencement of any “ground disturbing activity” for the subject project at all
project locations (i.e., both on-site and any off-site locations that are included in the
project description/definition and/or required in connection with the project, such
as public improvement work). “Ground-disturbing activity” shall include, but is not
limited to, demolition, pavement removal, potholing, auguring, grubbing, tree
removal, boring, grading, excavation, drilling, and trenching. Monitoring shall occur
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during all initial phases of “ground disturbing activity” within the first ten feet below
the ground surface. A monitoring agreement shall be created between the project
applicant and MBM|, if required by MBMI, and a copy of the executed monitoring
agreement shall be submitted to the lead agency prior to the earlier of the
commencement of any ground-disturbing activity, or the issuance of any permit
necessary to commence a ground-disturbing activity.

A Cultural Resources Management Plan (CRMP) shall be created by an archaeologist
that meets Secretary of Interior (SOI) professional qualifications in archaeology that
outlines monitoring requirements for the project. A pre-construction meeting with
all on-site personnel and the monitor will occur to discuss the requirements outlined
in the project mitigation and the CRMP. The CRMP will be followed by all on-site
personnel and monitors throughout the duration of project implementation.

All monitors will complete daily monitoring logs that will provide descriptions of the
relevant ground-disturbing activities, the type of construction activities performed,
locations of ground-disturbing activities, soil types, cultural-related materials, and
any other facts, conditions, materials, or discoveries of significance to the Tribe.
Monitor logs will identify and describe any discovered TCRs, including but not
limited to, Native American cultural and historical artifacts, remains, places of
significance, etc., (collectively, tribal cultural resources, or “TCR”), as well as any
discovered Native American (ancestral) human remains and burial goods. Copies of
monitor logs will be provided to the project applicant/lead agency upon written
request to the Tribe.

Monitoring shall conclude when all ground-disturbing activities and phases that may
involve ground-disturbing activities on the project site or in connection with the
project within the first ten feet below ground surface are complete. Project
implementation will not be stalled or delayed for any planned ground-disturbing
activities for which the any Tribe is unable to provide a monitor.

Gabrielefio Band of Mission Indians-Kizh Nation

The project applicant/lead agency shall retain a Native American Monitor from or
approved by the Gabrielefio Band of Mission Indians — Kizh Nation. The monitor shall
be retained prior to the commencement of any “ground-disturbing activity” for the
subject project at all project locations (i.e., both on-site and any off-site locations
that are included in the project description/definition and/or required in connection
with the project, such as public improvement work). “Ground-disturbing activity”
shall include, but is not limited to, demolition, pavement removal, potholing,
auguring, grubbing, tree removal, boring, grading, excavation, drilling, and
trenching.

A copy of the executed monitoring agreement shall be submitted to the lead agency
prior to the earlier of the commencement of any ground-disturbing activity, or the
issuance of any permit necessary to commence a ground-disturbing activity.
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The monitor will complete daily monitoring logs that will provide descriptions of the
relevant ground-disturbing activities, the type of construction activities performed,
locations of ground-disturbing activities, soil types, cultural-related materials, and
any other facts, conditions, materials, or discoveries of significance to the Tribe.
Monitor logs will identify and describe any discovered TCRs, including but not
limited to, Native American cultural and historical artifacts, remains, places of
significance, etc., (collectively, tribal cultural resources, or “TCR”), as well as any
discovered Native American (ancestral) human remains and burial goods. Copies of
monitor logs will be provided to the project applicant/lead agency upon written
request to the Tribe.

On-site tribal monitoring shall conclude upon the latter of the following (1) written
confirmation to the Kizh from a designated point of contact for the project
applicant/lead agency that all ground-disturbing activities and phases that may
involve ground-disturbing activities on the project site or in connection with the
project are complete; or (2) a determination and written notification by the Kizh to
the project applicant/lead agency that no future, planned construction activity
and/or development/construction phase at the project site possesses the potential
to impact Kizh TCRs.

Proposed Project MM CUL-2: Inadvertent Discovery of Archaeological Resources
Morongo Band of Mission Indians and Yuhaaviatam of San Manuel Nation

If archaeological resources are encountered within the Project site during project
construction, work within 50 ft of the find shall be suspended or diverted. The
project proponent/applicant shall retain an archaeologist that meets Secretary of
Interior (SOI) professional qualifications in archaeology to perform an assessment
of the resource. Depending on the nature of any such find, evaluation may include
determination of site boundaries and assessment of site integrity and significance.
Standards for site evaluation shall adhere to appropriate State and Federal
requirements (including PRC Section 21083). The Yuhaaviatam of San Manuel
Nation Cultural Resources Department and the Morongo Band of Mission Indians
shall be contacted of any pre-contact cultural resources discovered during project
implementation and be provided information regarding the nature of the find, so as
to provide Tribal input with regards to significance and treatment. Evaluation may
include, if necessary, site mapping and/or limited subsurface testing using standard
archaeological methods. If after evaluation a resource is judged to be of significance
pursuant to California Environmental Quality Act criteria (Section 15064.5), a
mitigation plan shall be prepared in accordance with appropriate guidelines and in
coordination with the aforementioned tribes, and submitted to the San Bernardino
County Land Use Services Department Planning Division. Mitigation could include
avoidance, site capping, data recovery, a combination of these, or other measures
as the situation dictates. Consultation with a representative of a recognized local
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Native American group shall be reflected in the formulation of any mitigation plan.
Preferences for treatment are as follows:

1. Full avoidance/preservation in place

2. If not feasible, all items shall be reburied in an area away from any future impacts
and reside in a permanent conservation easement or Deed Restriction.

3. If agreed upon by all consulting Tribes, language noted below about transfer of
materials to the Gabrielefio Band of Mission Indians-Kizh Nation shall be
followed

4. If all other options are proven to be infeasible, then materials will be curated in
a facility that can meet standards and requirements outlined in the Office of
Historic Preservation 1993 curation guidelines within the County.

Any and all archaeological documents created as a part of the project (isolate
records, site records, survey reports, testing reports, etc.) shall be supplied to the
applicant and Lead Agency for dissemination to the consulting Tribes, who shall be
consulted throughout the life of the project.

Gabrielefio Band of Mission Indians-Kizh Nation

Upon discovery of any TCRs, all construction activities in the immediate vicinity of
the discovery shall cease (i.e., not less than the surrounding 50 feet) and shall not
resume until the discovered TCR has been fully assessed by the Kizh monitor and/or
Kizh archaeologist. The Kizh will recover and retain all discovered TCRs in the form
and/or manner the Tribe deems appropriate, in the Tribe’s sole discretion, and for
any purpose the Tribe deems appropriate, including for educational, cultural and/or
historic purposes.

GHSP EIR MM 4.9-4: Encountering Archeological Resources. If archeological
resources are encountered within the Specific Plan area during construction, work
within 50 feet in-the-vieinity of the find shall be suspended or diverted. The project
proponent/applicant shall retain a-guatified an archeologist that meets Secretary of
Interior (SOI) professional qualifications in archaeology to perform an assessment
of the resource.

Impact CUL-3
Would the project disturb any human remains, including
those interred outside of dedicated cemeteries?

Less than Significant with
Mitigation Incorporated

Proposed Project MM CUL-3: Inadvertent Discovery of Human Remains and
Associated Funerary Materials

Native American human remains are defined in PRC 5097.98 (d)(1) as an inhumation
or cremation, and in any state of decomposition or skeletal completeness. Funerary
objects, called associated grave goods in Public Resources Code Section 5097.98, are
also to be treated according to this statute. If Native American human remains
and/or grave goods are discovered or recognized on the project site, then Public
Resources Code 5097.9 as well as Health and Safety Code Section 7050.5 shall be
followed. Human remains and grave/burial goods shall be treated alike per
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California Public Resources Code section 5097.98(d)(1) and (2). Preservation in place
(i.e., avoidance) is the preferred manner of treatment for discovered human
remains and/or burial goods. Any discovery of human remains/burial good shall be
kept confidential to prevent further disturbance.

Health and Safety Code Section 7050.5 dictates that any discoveries of human
skeletal material shall be immediately reported to the County Coroner and all
ground-disturbing activities shall immediately halt within the vicinity (i.e., 100 ft)
and shall remain halted until the coroner has determined the nature of the remains.
If the coroner recognizes the human remains to be those of a Native American or
has reason to believe they are Native American, he or she shall contact, by
telephone within 24 hours, the Native American Heritage Commission (NAHC), who
will then designate a Most Likely Descendent (MLD) for the remains. The MLD shall
inspect the discovery within 48 hours of notification or within another time frame
agreed upon between the landowner and MLD. The preferred manner of treatment
for discovered human remains and/or burial goods is avoidance/preservation in
place. Should this not be feasible, the landowner and MLD will identify a suitable
location for reburial or, if an agreement is not reached, the remains will be reburied
with appropriate dignity on site as close to the original discovery location as
possible. Any discovery and location of human remains/burial goods shall be kept
confidential, per the exemption of such information from disclosure as a result of
the California Public Records Arc (California Government Code § 6254[r]).

Impact CUL-4

Would the project cause a substantial adverse change in the
significance of a tribal cultural resource, defined in Public
Resources Code § 21074 as either a site, feature, place,
cultural landscape that is geographically defined in terms of
the size and scope of the landscape, sacred place, or object
with cultural value to a California Native American tribe, and
that is:

Listed or eligible for listing in the California Register of
Historical Resources, or in a local register of historical
resources as defined in Public Resources Code 5020.1(k),
or

ii. A resource determined by the lead agency, in its

discretion and supported by substantial evidence, to be
significant pursuant to criteria set forth in subdivision (c)
of Public Resources Code § 5024.1. In applying the criteria
set forth in subdivision (c) of Public Resource Code §
5024.1, the lead agency shall consider the significance of
the resource to a California Native American tribe.

Less than Significant with
Mitigation Incorporated

Refer to MMs CUL-1 through CUL-3 and MM 4.9-4 above.
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iii.
iv. Landslides?

Impact GEO-1

Would the Project directly or indirectly cause potential
substantial adverse effects, including the risk of loss, injury,
or death involving:

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.
Strong seismic ground shaking?

Seismic-related ground failure, including liquefaction?

Less than Significant with
Mitigation Incorporated

Proposed Project MM GEO-1: Based on Figure 2 of the Geotechnical Information
report prepared by Group Delta dated 11/3/23, the current Project Site includes
APNs 0239-031-37, 0239-031-04, 0239-031-32, 0239-031-50, and a portion of
Caltrans Interstate right-of-way easement. Figures and site plans will identify the
proposed subdivided parcels within the project area, and pursuant to San
Bernardino County Development Code 87.06.030 (e) (1) (A), “each proposed parcel
shall be determined by the review authority to be ‘buildable’ because it contains at
least one building site that can accommodate a structure in compliance with all
applicable provisions of this Development Code.” Prior to issuance of any grading
and/or construction permit, each proposed parcel of this Project shall be shown to
contain buildable space in relation to geologic and geotechnical hazards.

Proposed Project MM GEO-2: Reports of previous investigation in the area of the
Project site were provided by County staff to Group Delta Consultants and depict
the presence of north and northeast trending fault activity between the two
branches of the San Jacinto Alquist-Priolo Fault Zones that constrains the Project
site. Group Delta’s report (Appendices E2 through E4 of the Draft SEIR) identifies
multiple north and northeast trending lineaments within, adjacent to, and trending
towards, the Project site from a historical aerial image review. Group Delta
concludes that the aerial photo review is inconclusive; therefore, additional
investigations are needed to determine the buildability of the proposed subdivided
parcels per County Development Code 87.06.030 (e) (1) (A).

Prior to issuance of any grading and/or construction permit, additional investigation
shall be completed by the applicant and approved by the County Geologist.

The County does not require a grading permit to conduct geologic/geotechnical
investigations. Prior to commencing the required fault investigation, the project
geotechnical consultant shall engage in consultation with the County Geologist to
discuss:

=  What investigation methods are to be used and when those methods will be
conducted.

= How to handle possible complications that can arise from investigation
results.

The project geotechnical consultant shall notify the County Geologist at least 48
hours in advance of the availability of field exposures for review. The fault study
shall be submitted to the County Geologist for review and approval prior to issuance
of any grading and/or construction permit.

If Holocene-active faults, age-undetermined faults, or fault-related ground
deformation is found onsite, structural setbacks shall be established in accordance
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with the Alquist-Priolo Earthquake Fault Zoning Act Subsection 3603 “Specific
Criteria”, which states:

=  No structure for human occupancy, identified as a project under Section
2621.6 of the Act, shall be permitted to be placed across the trace of an active
fault. Furthermore, as the area within fifty (50) feet of such active faults shall
be presumed to be underlain by active branches of that fault unless proven
otherwise by an appropriate geologic investigation and report prepared as
specified in Section 3603(d) of this subchapter, no such structures shall be
permitted in this area.

AND Special Publication 42 (CGS, Rev. 2018) Section 5.6 “Contents of Fault
Investigation Reports”, which states:

= The setback distance generally will depend on the quality of data, type and
complexity of fault(s), and extent and severity of fault-related ground
deformation encountered at the site. Lead agency regulations may dictate
minimum distances.

AND San Bernardino County Development Code Section 82.15.040, which states:

= A structure used for human occupancy shall be located 50 feet or farther
from any active earthquake fault traces. Lesser setbacks may be applicable
in certain situations as determined by an appropriate geologic investigation
and approved by the County Geologist or other engineering geologist
designated by the Building Official.

= Astructure used for critical facilities shall be located 150 feet or farther from
any active earthquake fault trace by General Plan. Critical facilities shall
include dams, reservoirs, fuel storage facilities, power plants, nuclear
reactors, police and fire stations, schools, hospitals, rest homes, nursing
homes, and emergency communication facilities.

= Utility lines and streets shall not be placed within the construction setback
area of a hazardous fault except for crossing which can be made
perpendicular to the fault trace or as recommended by the project geologist
and approved by the County Geologist or individual designated by the
Building Official.

Proposed Project MM GEO-3: Group Delta’s Geotechnical Information Report
(Appendix E2 of the Draft SEIR) concluded that to evaluate the presence of
groundwater at the project site, further investigation is needed. Prior to issuance of
any grading and/or construction permit, further evaluation of potential
groundwater impacts is required. If groundwater impacts are identified in the
preliminary geotechnical investigation, prior to the issuance of any grading and/or
construction permit, the Project Applicant/developer shall commit to implement all
recommendations contained in the preliminary geotechnical investigation or any
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subsequent studies prepared by the project geotechnical consultant to reduce any
direct and indirect impacts from the presence of groundwater, including, but not
limited to shallow groundwater, seeps, springs, liquefaction/lateral spreading,
hydro-collapse, sinkholes, etc. to reduce the impacts to the level of “less than
significant” as determined by the County geologist. The preliminary geotechnical
investigation and any subsequent studies shall be reviewed and approved by the
County geologist.

Proposed Project MM GEO-4: The southern portion of the Project site has been
mapped in the Rasmussen 2000 report as a potential lateral spreading zone. Prior
to the issuance of any grading and/or construction permit, the project geotechnical
consultant shall complete an evaluation of the liquefaction/lateral spreading
potential for the project, in accordance with the guidelines provided in Special
Publication 117(a) (CGS, 2008).

If liquefaction and/or lateral spreading impacts are identified in the preliminary
geotechnical investigation, the project geotechnical consultant shall commit to
implement all recommendations contained in the preliminary geotechnical
investigation or any subsequent studies prepared by the project geotechnical
consultant to reduce direct and indirect impacts from liquefaction and/or lateral
spreading to reduce the impacts to the level of “less than significant” as determined
by the County geologist. The preliminary geotechnical investigation and any
subsequent studies shall be reviewed and approved by the County geologist.

Proposed Project MM GEO-5: Group Delta’s Geotechnical Information Report
(Appendix E2 of the Draft SEIR) concluded that the Project site is susceptible to
landslides and that this hazard will be mitigated through the eventual removal of
soils prone to land sliding. A preliminary temporary slope stability evaluation
performed by Group Delta indicated that a 25-foot high temporary 1.5:1 (horizontal
to vertical) slope with an assumed unit weight, phi angle and cohesion value can
achieve a factor of safety of at least 1.3. Extensive rough grading (the removal of
plus or minus 2,000,000 cubic yards of material) is being proposed to complete
construction of the project, and the timeline for completion is not well defined. The
grading contractor shall be responsible for excavation safety during rough grading
and all excavations shall comply with the requirements of the current California and
Federal Occupational Safety and Health Administration (CAL OSHA) and 29 CFR-Part
1926, Subpart C, as applicable. Without limiting the generality of the foregoing, final
graded slopes shall be no steeper than 2:1 (horizontal to vertical) and shall not
exceed 30 feet, unless supported by a slope stability analysis. Site specific
recommendations for proposed slopes, along with preliminary foundation design
recommendations shall be required prior to any grading and/or construction permit
issuance.

GHSP EIR MM 4.1-3: Design and construct all structures in areas determined by the
County Geologist to be subject to significant seismic shaking to withstand ground
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shaking forces of a minor earthquake without damage, of a moderate earthquake
without structural damage, and a major earthquake without collapse.

GHSP EIR 2020 Addendum MM 4.1-10: Foundation and earthwork is to be
supervised and certified by a geotechnical engineer and where deemed necessary,
an engineering geologist, in projects where evaluations indicate that state-of-the-
art measures can correct instability.

Impact GEO-2
Would the Project result in substantial soil erosion or the loss
of topsoil?

Less than Significant with
Mitigation Incorporated

Refer to GHSP EIR 2020 Addendum MM 4.1-10 discussed above.

Impact GEO-3

Would the Project 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?

Less than Significant with
Mitigation Incorporated

Refer to GHSP EIR 2020 Addendum MM 4.1-10 and Project MMs GEO-3 through -5
discussed above.

Impact GEO-4

Would the Project be located on expansive soil, as defined in
Table 18-1-B of the Uniform Building Code (1994), creating
substantial direct or indirect risks to life or property?

Less than Significant with
Mitigation Incorporated

Refer to GHSP EIR 2020 Addendum MM 4.1-10 discussed above.

Section 4.5, Greenhouse Gas Emissions

Impact GHG-1
Would the Project generate GHG emissions, either directly or
indirectly, that could have a significant impact on the
environment?

Less than Significant with
Mitigation Incorporated

Refer to Project MM AQ-1 and GHSP EIR MMs 4.6-1 through 4.6-11 above.

Proposed Project MM GHG-1: The Project’s final plans and designs shall include all
Screening Table Measures selected to achieve a minimum of 100 points.

The Project shall implement Screening Table Measures located in Appendix A of the
San Bernardino Greenhouse Gas Reduction Plan Update, providing for a minimum
of 100 points per the County Screening Tables. The Screening Tables assign points
for each feature incorporated into the Project. The point values correspond to the
minimum emissions reduction expected from each feature. The menu of features
allows maximum flexibility and options for how development projects can
implement the GHG reduction measures. An example of how the Project could
achieve a minimum of 100 Screening Table Points is provided in Section 4.4:
Greenhouse Gas Emissions, Table 4.4-4, GHG Performance Standards for
Commercial Development. By achieving the 100-point minimum, the Project would
be consistent with the GHG Development Review Process’ requirement to achieve
at least 100 points and thus the Project is considered to have a less than significant
individual and cumulatively considerable impact on GHG emissions.

Impact GHG-2

Would the Project conflict with an applicable plan, policy, or
regulation adopted for the purpose of reducing the
emissions of greenhouse gases?

Less than Significant with
Mitigation Incorporated

Refer to Project MM GHG-1 above.
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Impact NOI-1

Would the Project generate a substantial temporary or
permanent increase in ambient noise levels in the vicinity of
the Project in excess of standards established in the local
general plan or noise ordinance, or applicable standards of
other agencies?

Less than Significant with
Mitigation Incorporated

Proposed Project MM NOI-1: The Project applicant shall implement the following
construction noise reduction measures.

= Atleast 10 days prior to the start of construction activities, a sign shall be
posted at each construction site entrance, or other conspicuous location,
that includes a 24-hour telephone number for project information, and a
procedure where a construction manager will respond to and investigate
noise complaints and take corrective action, if necessary, in a timely
manner. The sign shall have a minimum dimension of 48 inches wide by
24 inches high with a one-inch minimum font height and shall also include
contact information for Community Development Department staff. The
sign shall be placed five feet above ground level.

= At least 21 days prior to the start of construction activities, all off-site
businesses and residents within 500 feet of the Project site shall be
notified of the planned construction activities. The notification shall
include a brief description of the Project, the activities that would occur,
the hours when construction would occur, and the construction period’s
overall duration. The notification shall include the telephone numbers of
the County’s and contractor’s authorized representatives that are
assigned to respond in the event of a noise or vibration complaint.

= If a construction noise complaint(s) is registered, and if County code
enforcement is not available to make noise measurements, the contractor
shall retain a County approved noise consultant to conduct noise
measurements at the properties that registered the complaint. The noise
measurements shall be conducted for a minimum of one hour. The
consultant shall prepare a letter report for code enforcement
summarizing the measurements, calculation data used in determining
impacts, and potential measures to reduce noise levels to the maximum
extent feasible

= Staging and delivery areas shall be located as far as feasible from existing
residences.

= Material hauling and deliveries shall be coordinated by the construction
contractor to reduce the potential of trucks waiting to unload for
protracted periods of time.

=  To the extent feasible, hydraulic equipment shall be used instead of
pneumatic impact tools, and electric powered equipment shall be used
instead of diesel-powered equipment.

= For smaller equipment (such as air compressors and small pumps), line
powered (electric) equipment shall be used to the extent feasible.
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= Stationary noise sources (e.g., generators and air compressors) shall be
located as far from sensitive receptors as possible, and they shall be
muffled and enclosed within temporary sheds, or insulation barriers, as
necessary.

= Signs shall be posted at the job site entrance(s), within the on-site
construction zones, and along queueing lanes (if any) to reinforce the
prohibition of unnecessary engine idling. All other equipment shall be
turned off if not in use for more than 5 minutes. The construction manager
shall be responsible for enforcing this.

GHSP EIR 2020 Addendum MM 4.5-1: County Performance Standards Section
87.0905(e) exempts, “Temporary construction, repair, or demolition activities
between 7:00 a.m. and 7:00 p.m. except Sundays and Federal holidays.”
Construction, which will be subject to distance requirements outlined in Table 4.5-7
of the 2020 GHSP EIR Addendum, shall be subject to these limitations.

GHSP EIR 2020 Addendum MM 4.5-2: Haul truck deliveries shall be subject to the
same hours specified for construction equipment (see above). Additionally, any
construction projects where heavy trucks would exceed 100 daily trips shall be
required to have a noise mitigation plan. To the extent feasible, the plan shall denote
haul routes that do not pass sensitive land uses or residential dwellings.

GHSP EIR 2020 Addendum MM 4.5-3: Prior to the issuance of any grading permits,
the County shall condition subdivision approval of any project adjacent to any
developed/occupied noise sensitive land uses by requiring the developer to submit
a construction related noise mitigation plan for the County's review and approval.

Section 4.7, Transportation

Impact TRANS-1

Would the Project conflict with a program, plan, ordinance
or policy addressing the circulation system, including transit,
roadway, bicycle and pedestrian facilities?

Less than Significant with
Mitigation Incorporated

GHSP EIR MM 4.4-3: Specific projects and development applications within the Glen
Helen Specific Plan area shall include traffic studies that focus on impacts to the local
circulation system, access requirements and the effects of pass-by traffic on local
intersections, as that traffic exits and enters the freeways. The mechanisms for
mitigating the impacts of such projects on local circulation shall be identified in such
studies, along with responsibility for their implementation.

Impact TRANS-3

Would the Project substantially increase hazards due to a
geometric design feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm equipment)?

Less than Significant with
Mitigation Incorporated

GHSP EIR 2020 Addendum MM 6-1: As a condition to the issuance of final grading
permits, the Applicant shall be responsible for the repair of any damage to roads
resulting from the delivery of heavy equipment and building materials and the
import and export of soil and other materials to and from the project site. Any
resulting roadway repairs shall be to the satisfaction of the City, if within the City, or
the County, if located in an unincorporated County area.

GHSP EIR 2020 Addendum MM 6-2: Traffic Control Plan. If required by the County
of San Bernardino Land Use Services Department, prior to the issuance of the final
grading plan for new major development projects, defined herein as 50 or more new
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dwelling units and/or 50,000 or greater square feet of new non-residential use, the
Applicant shall submit and, when deemed acceptable, the Land Use Services
Department shall approve a traffic control plan (TCP), consistent with Caltrans’
“Manual of Traffic Controls for Construction and Maintenance Work Zones,” or such
alternative as may be deemed acceptable by the Land Use Services Department,
describing the Applicant’s efforts to maintain vehicular and non-vehicular access
throughout the construction period. If temporary access restrictions are proposed
or deemed to be required by the Applicant, the plan shall delineate the period and
likely frequency of such restrictions and describe emergency access and safety
measures that will be implemented during those closures and/or restrictions.

GHSP EIR 2020 Addendum MM 6-3: Construction Traffic Safety Plan. If required by
the County of San Bernardino Land Use Services Department, prior to the issuance
of the final grading permit for new major development projects, the Applicant shall
submit and, when deemed acceptable, the County shall approve a construction
traffic mitigation plan (CTMP). The CTMP shall identify the travel and haul routes
through residential neighborhoods, if any, to be used by construction vehicles; the
points of ingress and egress of construction vehicles; temporary street or lane
closures, temporary signage, and temporary striping; the location of materials and
equipment staging areas; maintenance plans to remove spilled debris from
neighborhood road surfaces; and the hours during which large construction
equipment may be brought onto and off the project site. The CTMP shall provide for
the scheduling of construction and maintenance-related traffic so that it does not
unduly create any safety hazards to children, to pedestrians, and to other parties.

Impact TRANS-4
Would the project result in inadequate emergency access?

Less than Significant with
Mitigation Incorporated

Refer to GHSP EIR 2020 Addendum MM 6-2 and 6-3 above.

Section 7.0, Effects Found Not To Be Significant

7.2 Aesthetics

Impact AES-1

Would the Project have a substantial adverse effect on a
scenic vista?

Less than Significant with
Mitigation Incorporated

GHSP EIR 2020 Addendum MM 13-4: Areas that have been mass graded to
accommodate later development upon which no project is immediately imminent
shall be hydroseeded or otherwise landscaped with a plant palette incorporating
native vegetation and shall be routinely watered to retain a landscape cover
thereupon pending the area’s subsequent development. The landscape plan shall
include a mix of such species appropriate for hydro-seeding and shall be approved
by the County of San Bernardino Land Use Services and Fire Departments prior to
the issuance of grading permits.

GHSP EIR 2020 Addendum MM 13-5: Grading within retained open space areas shall
be minimized to the extent feasible. Graded open space areas within and adjacent
to retained open space areas shall be revegetated with plants selected from a
landscape palette emphasizing the use of native plant species.
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Resource Impact

7.2 Aesthetics

Impact AES-2

Would the Project substantially damage scenic resources,
including, but not limited to, trees, rock outcroppings, and
historic buildings within a state scenic highway?

Level of Significance

Less than Significant with
Mitigation Incorporated

Mitigation Measure(s)
Refer to GHSP EIR 2020 Addendum 13.4 and 13-5 discussed above.

7.2 Aesthetics

Impact AES-3

Would the Project in nonurbanized areas, substantially
degrade the existing visual character or quality of public
views of the site and its surroundings? (Public views are
those that are experienced from publicly accessible vantage
point). If the project is in an urbanized area, would the
project conflict with applicable zoning and other regulations
governing scenic quality?

Less than Significant with
Mitigation Incorporated

Refer to GHSP EIR 2020 Addendum MM 13-4 and 13-5 above.

7.4 Energy

Impact NRG-1

Would the Project result in potentially significant
environmental impact due to wasteful, inefficient, or
unnecessary consumption of energy resources, during
Project construction or operation?

Less than Significant with
Mitigation Incorporated

GHSP EIR MM 4.6-3: Install energy-efficient lighting.

GHSP EIR MM 4.6-4: Landscaping with Drought Resistant Species. Landscape with
native or drought-resistant species to reduce water consumption and to provide
passive solar benefits.

GHSP EIR 2020 Addendum MM 4.6-3: Install energy-efficient lighting.

GHSP EIR 2020 Addendum MM 4.6-4: Landscape with native or drought-resistant
species to reduce water consumption and to provide passive solar benefits.

GHSP EIR 2020 Addendum MM 4.6-5: Employers should provide local shuttle and
transit shelters, and ride matching services.

GHSP EIR 2020 Addendum MM 4.6-6: Employers should provide bicycle lanes,
storage areas, and amenities, and ensure efficient parking management.

GHSP EIR 2020 Addendum MM 4.6-7: Employers should provide variable work
hours and telecommuting to employees to comply with AQMP Advanced
Transportation Technology ATT-01 and ATT-02 measures.

GHSP EIR 2020 Addendum MM 4.6-8: Employers should develop a trip reduction
plan to comply with SCAQMD rule 2202.

GHSP EIR 2020 Addendum MM 4.6-9: Employers should provide ride matching,
guaranteed ride home, or car/van pool to employees, as a part of the TDM program
and to comply with the AQMP Transportation Improvements TCM-01 measure.
GHSP EIR 2020 Addendum MM 4.9-10: Synchronize traffic signals. The areas where

this measure would be applicable are roadway intersections within the Specific-Plan
area.
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Level of Significance

Mitigation Measure(s)

GHSP EIR 2020 Addendum MM 4.9-11: Encourage the use of alternative fuel or low
emission vehicles to comply with the AQMP On-Road Mobile M2 measure and the
Off-Road Mobile Sources M9 and M10 measures.

7.6 Hydrology and Water Quality

Impact HYD-1

Would the Project violate any water quality standards or
waste discharge requirements or otherwise substantially
degrade surface or ground water quality?

Less than Significant with
Mitigation Incorporated

GHSP EIR MM 4.2-6: Storm Runoff. At the time that site specific development
occurs, along-term water monitoring program shall be implemented to regularly
test the water quality at the storm drainage outlets within Lytle Creek. If-test results
determine that the water quality standards established by the RWQCB are not being
met, corrective actions acceptable to the RWQCB will be taken to improve the
quality of surface runoff discharged from the outlets to a level in compliance with
the adopted RWQCB standards.

GHSP EIR MM 4.2-7: Best Management Practices. The County shall review
subsequent development projects within the Specific Plan area for the application
of Best Management Practices (BMPs) to reduce water pollution from urban runoff.
Among the source-reduction BMPs available to the County for application to such
projects are the following:

= Animal waste reduction

= Exposure reduction

= Recycling/waste disposal

=  Parking lot and street cleaning
= |nfiltration (exfiltration) devices
= Qil and grease traps

= Sand traps

= Filter strips

L Regular/routine maintenance

The specific measures to be applied shall be determined in conjunction with review
of required project hydrology and hydraulic studies, and shall conform to standards
of the County's Municipal Stormwater Permit, under the NPDES program.

GHSP EIR 2020 Addendum MM 4.2-1: All development shall comply with the
National Pollution Discharge Elimination System (NPDES) regulations. Prior to the
issuance of a grading permit, applicants shall demonstrate compliance with NPDES
Storm Water Permit requirements to the satisfaction of the County of San
Bernardino. Applicable Best Management Practice (BMP) provisions shall be
incorporated into the NPDES permit.

GHSP EIR 2020 Addendum MM 4.2-2: Individual projects within the specific plan
area shall be reviewed by the San Bernardino Fleed—Centrel County Land Use
Services Land Division for the inclusion of appropriate structural and nonstructural
BMPs to control storm water discharges and protect water quality.
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Level of Significance

Mitigation Measure(s)

GHSP EIR 2020 Addendum MM 4-2: Source Control BMPs. The following source
control BMPs, or such other comparable measures as may be established by the
County of San Bernardino Land Use Services Department, shall be adopted as a
condition of approval for subsequent tract maps approved by the County within the
project boundaries. (1) The master homeowners’ association (HOA) and/or property
owners’ association (POA) will be given a copy of the SWQMP. Annually, the
representatives of the HOA/POA, their employees, landscapers, property managers,
and other parties responsible for proper functioning of the BMPs shall receive verbal
and written training regarding the function and maintenance of the project’s BMPs.
The homeowners will be provided annual notices of water quality issues through an
association published newsletter. (2) Vegetated buffer strips shall be properly
maintained with vegetation but not overly fertilized. (3) Resident education and
participation will be implemented to manage pollutants that contribute to biological
oxygen demand. For example, residents shall be encouraged to keep pets on leashes
and to remove feces in order to limit organic material in storm water runoff.
Residents shall be further encouraged to irrigate their properties at certain times of
the day in order to limit nuisance flow runoff carrying pesticides and other organic
material. (4) Vehicle leak and spill control shall be implemented by educating and
requiring vehicle and equipment maintenance, proper vehicle and maintenance
fueling, and education of how to handle accidental spills. Stringent fines shall be
applied to those who violate these requirements and participate in illegal dumping
of hazardous material. Street and storm drain maintenance controls shall be put in
place with signs posted prohibiting illegal dumping into street and storm drains. (5)
Residents will be advised of the location of household hazardous waste collection
facilities in the vicinity of the project site, including information on the proper
disposal of fertilizers, pesticides, cleaning solutions, paint products, automotive
products, and swimming pool chemicals. Proper material storage control by
residents shall be encouraged to keep materials from causing groundwater
contamination, soil contamination, and storm water contamination. The nearest
household hazardous waste collection facility is the City of Rialto Household
Hazardous Waste Collection Facility at 246 S. Willow Avenue, Rialto.

GHSP EIR 2020 Addendum MM 4-3: Water Quality Monitoring. Prior to the
issuance of any grading permits, the Applicant shall submit, and when acceptable,
the County of San Bernardino Land Use Services Department shall approve, a Water
Quality Management Plan (WQMP) for long-term water monitoring program
designed to ensure that the project’s proposed BMPs meet or exceed applicable
water quality standards established by the California Regional Water Quality Control
Board, Santa Ana Region (SARWQCB) and contained in the then current NPDES
Permit. In accordance with that program, the Applicant shall implement all required
BMPs, which may include site design, hydromodification, structural source control,
and non-structural source control measures, to ensure the NPDES Permit
requirements related to water quality are met. BMPs would be in place for the life
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Mitigation Measure(s)

of the project and would be subject to the Operations & Maintenance protocols of
the WQMP.

7.6 Hydrology and Water Quality

Impact HYD-2

Would the Project substantially decrease groundwater
supplies or interfere substantially with groundwater
recharge such that the project may impede sustainable
groundwater management of the basin?

Less than Significant with
Mitigation Incorporated

Refer to GHSP EIR MM 4.4-4 through 4.4-7, GHSP EIR 2020 Addendum MM 4.4-1,
4.4-2, 4-2, and 4-3.

7.6 Hydrology and Water Quality

Impact HYD-3

Would the Project substantially alter the existing drainage

pattern of the site or area, including through the alteration

of the course of a stream or river or through the addition of
impervious surfaces, in a manner which would?

i) Resultin substantial erosion or siltation on- or off-site?

ii)  Substantially increase the rate or amount of surface
run-off in a manner which would result in flooding on-
or off-site?

iii) Create or contribute run-off water which would exceed
the capacity of existing or planned stormwater
drainage systems or provide substantial additional
sources of polluted run-off?

iv) Impede or redirect flood flows?

Less than Significant with
Mitigation Incorporated

Refer to GHSP EIR MM 4.4-4 through 4.4-7, GHSP EIR 2020 Addendum MM 4.4-1,
4.4-2,4-2,and 4-3.

7.6 Hydrology and Water Quality

Impact HYD-7

Would the Project in flood hazard, tsunami, or seiche zones,
risk release of pollutants due to project inundation?

Less than Significant with
Mitigation Incorporated

Refer to GHSP EIR MM 4.4-4 through 4.4-7, GHSP EIR 2020 Addendum MM 4.4-1,
4.4-2,4-2, and 4-3.

7.6 Hydrology and Water Quality

Impact HYD-8

Would the Project conflict with or obstruct implementation
of a water quality control plan or sustainable groundwater
management plan?

Less than Significant with
Mitigation Incorporated

Refer to GHSP EIR MM 4.4-4 through 4.4-7, GHSP EIR 2020 Addendum MM 4.4-1,
4.4-2,4-2,and 4-3.

7.7 Land Use and Planning

Impact LUP-1

Would the Project physically divide an established
community?

Less than Significant with
Mitigation Incorporated

GHSP EIR 2020 Addendum MM 1-7: In order to avoid potential conflicts with the
United States Forest Service’s resource management plans, prior to the approval of
any tentative tract map on lands abutting the National Forest, the Applicant shall
prepare a landline survey delineating the project’s boundaries relative to
boundaries of the San Bernardino National Forest. The Applicant shall avoid
disturbance to all public land survey monuments, private property corners, and
forest boundary markers. In the event that any such land markers or monuments on
National Forest System lands are destroyed by an act or omission of the Applicant,
depending on the type of monument destroyed, the Applicant shall reestablish or
reference same in accordance with: (1) the procedures outlined in the "Manual of
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Instructions for the Survey of the Public Land of the United States"; or (2) the
specifications of the County Surveyor; or (3) the specifications of the Forest Service.
Further, the Applicant shall ensure that any such official survey records affected are
amended, as provided by law.

GHSP EIR 2020 Addendum MM 1-8: With the exception of Planning Area 15 which
is subject to a 24-foot building setback requirements, unless otherwise approved by
the responsible fire authority or a lesser setback is approved by the Director upon
receipt of a use-specific application, design and development plans shall include a
minimum 25-foot building setback from adjoining National Forest System lands.
Landscape plans for the setback area shall, to the extent feasible, utilize plant
materials indigenous to the San Bernardino National Forest.

GHSP EIR 2020 Addendum MM 1-9: Prior to the approval of any tentative “B” level
tentative subdivision map (excluding any “A” level subdivision map for financing
purposes only), the Applicant shall submit documentation, acceptable to the Land
Use Services Department, demonstrating the availability of potable water supplies,
the sufficiency of fire flow, and the capacity of wastewater conveyance and
treatment systems to the area of and adequate to support the level of development
that would be authorized within the tract map area and/or the Applicant’s plans and
performance schedule for the delivery, to the tract map area, of those requisite
services and systems.

7.7 Land Use and Planning

Impact LUP-2

Would the Project cause a significant environmental impact
due to a conflict with any land use plan, policy, or regulation
adopted for the purpose of avoiding or mitigating an
environmental effect?

Less than Significant with
Mitigation Incorporated

Refer to GHSP EIR 2020 Addendum MM 1-7 through 1-9 above.

7.10 Public Services

Impact PUB-1

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:

i) Fire protection?

Less than Significant with
Mitigation Incorporated

GHSP EIR 2020 Addendum MM 4.11-1: Commercial/industrial buildings shall
provide fire hydrants to within 150 feet of all portions of commercial/industrial
buildings as measured along vehicular travelways.

GHSP EIR 2020 Addendum MM 4.11-2: All water lines servicing the lots established
for commercial use will be required to have a hydrant water system capable of
providing a minimum fire flow set at 3,500 gpm at 20 psi residual operating pressure
for a 3-hour period (based upon type V, combustible buildings no larger than 18,000
feet).

GHSP EIR 2020 Addendum MM 4.11-3: Concurrent with the issuance of building
permits the applicants shall pay all scheduled fees as applicable, to finance the fire
protection infrastructure required to service the project site.

GHSP EIR 2020 Addendum MM 10-1: Water Supply. Prior to the issuance of any
grading permits, the San Bernardino County Fire Department shall review and, when
deemed acceptable, approve final water improvement plans including, but not
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limited to, the location, sizing, design, and capacity of any proposed water storage
tanks, water mains, and fire hydrants to ensure the sufficiency of fire storage and
delivery capacity and compliance with applicable County requirements.

GHSP EIR 2020 Addendum MM 10-2: Water Supply. Prior to the issuance of building
permits for structures intended for human occupancy, fire hydrants shall be
installed in compliance with applicable code requirements (e.g., Section 10.301 of
the Uniform Fire Code) or, if fire flow requirements cannot be fully satisfied from
existing on-site fire hydrants and mains, alternative fire flow delivery measures
acceptable to the San Bernardino County Fire Department shall be formulated and
made conditions of grading permit approval. Prior to permit issuance, a letter of
compliance or similar documentation shall be submitted to the County of San
Bernardino Land Use Services Department by the Fire Chief or designee.

7.10 Public Services

Impact PUB-1

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:

i) Schools?

Less than Significant with
Mitigation Incorporated

GHSP EIR 2020 Addendum MM 9-6: Schools. Prior to the issuance of any building
permits for residential and/or non-residential uses, the Applicant shall present the
County with a certificate of compliance or other documentation acceptable to the
County demonstrating that the Applicant has complied with applicable school board
resolutions governing the payment of school impact fees and/or has entered into an
Assembly Bill 2926-authorized school facilities funding mitigation agreement with
the applicable school district(s) is exempt from the payment of school impact fee
exactions.

7.13 Utilities and Service Systems

Impact USS-1

Would the Project require or result in the relocation or
construction of new or expanded water, wastewater
treatment, or storm water drainage, electric power, natural
gas, or telecommunications facilities, the construction or
relocation of which could cause significant environmental
effects?

Less than Significant with
Mitigation Incorporated

GHSP EIR 2020 Addendum MM 10-3: Water Supply. Prior to the issuance of any
building permits, the Applicant shall deliver to the County a will-serve letter or
similar documentation from the project’s water purveyor, as may be acceptable to
the Land Use Services Department, documenting the availability and sufficiency of
water supplies to serve the proposed development.

GHSP EIR 2020 Addendum MM 10-4: Wastewater. Prior to the issuance of building
permits for any use that generates additional sewer flows, the Land Use Services
Department shall verify that adequate sewer capacity is in place to accommodate
that development. This measure neither obligates the County to fund nor stipulates
a performance schedule whereby any publicly funded improvements to the
County’s sewer collection and treatment system shall be implemented.

7.13 Utilities and Service Systems

Impact USS-2

Would the Project have sufficient water supplies available to
serve the Project and reasonably foreseeable future
development during normal, dry, and multiple dry years?

Less than Significant with
Mitigation Incorporated

Refer to GHSP EIR 2020 Addendum MM 10-3 above.

7.13 Utilities and Service Systems
Impact USS-3

Less than Significant with
Mitigation Incorporated

Refer to GHSP EIR 2020 Addendum MM 10-4 above.

December 2023

1.0 | Executive Summary



Draft
The Oasis at Glen Helen Parkway Subsequent Environmental Impact Report
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Would the Project result in a determination by the waste
water 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?

7.14 Wildfire Less than Significant with | Refer to GHSP EIR 2020 Addendum MM 4.11-2 above.
Impact FIRE-1 Mitigation Incorporated
If located in or near state responsibility areas or lands
classified as very high fire hazard severity zones, would the
Project substantially impair an adopted emergency response
plan or emergency evacuation plan?

7.14 Wildfire Less than Significant with | Refer to GHSP EIR 2020 Addendum MM 4.11-2 above.
Impact FIRE-2 Mitigation Incorporated
If located in or near state responsibility areas or lands
classified as very high fire hazard severity zones, would the
Project, due to slope, prevailing winds, and other factors,
exacerbate wildlife risks, and thereby expose Project
occupants to pollutant concentrations from a wildfire or the
uncontrolled spread of a wildfire?

7.14 Wildfire Less than Significant with | Refer to GHSP EIR 2020 Addendum MM 4.11-2 above.
Impact FIRE-3 Mitigation Incorporated
If located in or near state responsibility areas or lands
classified as very high fire hazard severity zones, would the
Project require the installation or maintenance of associated
infrastructure (such as roads, fuel breaks, emergency water
sources, power lines or other utilities) that may exacerbate
fire risk or that may result in temporary or ongoing impacts
to the environment?

7.14 Wildfire Less than Significant with | Refer to GHSP EIR 2020 Addendum MM 4.11-2 above.
Impact FIRE-4 Mitigation Incorporated
If located in or near state responsibility areas or lands
classified as very high fire hazard severity zones, would the
Project expose people or structures to significant risks,
including downslope or downstream flooding or landslides,
as a result of runoff, post-fire slope instability, or drainage
changes?
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2.0 INTRODUCTION AND PURPOSE

This Draft Subsequent Environmental Impact Report (SEIR) is prepared for the County of San Bernardino’s
The Oasis at Glen Helen Parkway Project (Project) in compliance with the California Environmental Quality
Act (CEQA). CEQA requires local and state agencies to identify the significant environmental impacts of a
proposed project and to avoid or mitigate those impacts, if feasible, through mitigation measures or
project alternatives. The CEQA Guidelines are located within the California Code of Regulations, Title 14,
Division 6, Chapter 3, Section 15000-15387 (CCR or CEQA Guidelines), while the CEQA statute is codified
as Public Resources Code Section 21000-21189.57 (PRC or CEQA Statute). For purposes of CEQA review
and compliance for this Project, the County of San Bernardino serves as the Lead Agency.

The Project site is in an unincorporated area of southwestern San Bernardino County (County) and within
the City of Rialto Sphere of Influence. The Project site is approximately 50 miles east of downtown
Los Angeles, 10 miles west of downtown San Bernardino, and 40 miles northeast of central Orange County
(see Figure 3-1: Regional Location Map). The approximately 33-acre Project site is located east of
Interstate 15 (I-15), west of Glen Helen Parkway and the Glen Helen Regional Park, north of I-15 Exit 122
(Glen Helen Parkway), and south of single-family residences and the Glen Helen Park Maintenance Yard
(see Figure 3-2: Local Vicinity Map). The City of Rialto is located to the south of the Project site. The City
of Fontana is located southwest of the Project site, beyond the City of Rialto. The City of San Bernardino
and its SOI are located east/southeast of the Project site. The San Bernardino Mountains are located to
the north of the Project site.

The Project to be addressed in the SEIR was previously evaluated as part of the Glen Helen Specific Plan
(GHSP) Program EIR (SCH# 2000011093), which was certified on November 15, 2005. As such, pursuant to
State CEQA Guidelines Section 15162, the current Project EIR will “tier” off of this prior EIR, focusing on
issues that represent “new” or “substantially more severe” significant environmental impacts than
evaluated in the GHSP Program EIR. While tiering off the prior EIR, the Project EIR will be prepared as a
Subsequent EIR as discussed in Section 2.1 below. The GHSP covers approximately 3,400 acres in the Glen
Helen area and contains 14 land use designations. The GHSP notes that the Specific Plan’s original purpose
was to create a comprehensive guide for quality land development with a viable program for building and
financing the infrastructure necessary to support it. Additionally, the GHSP assumed land use designations
to be tailored to the physical and environmental conditions, existing activities and uses that will remain
on-site, and future market potentials identified for the area. The 33-acre Project site is within the GHSP
Destination Recreation (DR) zone.

The Project consists of a Specific Plan Amendment (SPA, Project #: PROJ-2023-00096) and a Planned
Development Permit (PDP, Project #: PROJ-2023-00012) to allow for development of approximately
202,900 square feet of commercial and retail center land uses on an approximately 33-acre site. The
Project Applicant proposes a minor clarification/text amendment to the existing DR zone of the GHSP to
provide greater flexibility and more accurately reflect the proposed commercial development. The SPA
would affect all areas zoned with a “DR” designation within the GHSP.
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The Project includes the proposed reorganization to include Annexations to the West Valley Water District
(WVWD) and County Service Area 70 (CSA 70), and a Sphere of Influence (SOI) boundary amendment to
the City of Rialto. The WVWD SOl includes approximately 23.62 acres of the Project site — 8.55 acres to be
added. The WVWD includes approximately 2.4 acres of the Project site — 29.77 acres to be added. CSA 70
GH includes approximately 27.71 acres of the Project site — 4.46 acres to be added. The City of Rialto SOI
includes approximately 21.52 acres of the Project site — 10.65 acres to be added. This would conform the
City of Rialto’s SOl with the WVWD sphere of influence and would ensure consistency with the
Commission’s “Community-by-Community Approach” Policy in establishing spheres of influence. This
amendment would reduce jurisdictional islands and ensure that parcels are covered by consistent
jurisdictions._ This is further described in Section 3.0: Project Description.

In addition to the SPA, the Project also includes a Tentative Parcel Map (PR0OJ-2023-00100/TPM Map
No. 20748) to address a site-specific development area within the DR zone. The total square footage
proposed as part of the PDP is less than the maximum square footage allowed under the GHSP. The Project
proposes a maximum floor area ratio (FAR) of 0.18, which is less than the maximum allowed FAR of 0.20
in the GHSP DR zone. The proposed text amendment would support the original intent of the GHSP DR
zone, to provide low-intensity retail commercial uses that are sensitive to the physical and environmental
constraints of the area.

The PDP Project site is anticipated to be developed in one phase and would include approximately 72,000
square feet designated for hotel uses; 35,000 square feet designated for a fitness facility; a 45,500 square
foot building which includes 25,000-square feet designated for a market, a 15,000 square foot pharmacy,
and 5,500 square feet of commercial shops; 5,300 square feet designated for convenience store and a gas
station with 12 fueling islands and related drive-thru carwash; 5,300 square feet designated for a
convenience store with gas station and 10 fueling islands; and five 3,500 square foot buildings designated
for drive-thru restaurants and an approximate 5,300 square foot drive-thru restaurant; two restaurants
(5,300 square feet and 6,500 square feet); and 5,200 square feet designated for a Fire/Sheriff Station; see
Figure 3-4: Overall Site Plan.

2.1 Purpose of the Environmental Impact Report

According to CEQA Guidelines Section 15121 and PRC Section 21061, the purpose of an EIR is to provide
detailed information to public agency decision-makers and the public on the environmental effects of a
proposed project. Accordingly, this SEIR reviews the existing conditions at and in the vicinity of the Project
site; identifies and analyzes the potential environmental impacts; and recommends feasible mitigation
measures or Project alternatives to reduce or avoid significant adverse environmental effects, as
described in Section 3.0: Project Description, Section 4.0: Environmental Impact Analysis, and
Section 6.0: Alternatives. The potential impacts evaluated include both temporary construction-related
effects and the long-term effects of development, operation, and maintenance of the Project, as
described in Section 4.0: Environmental Impact Analysis.

The intent of this SEIR is to evaluate and where feasible, avoid or mitigate the Project’s potential
environmental impacts utilizing site and Project-specific detailed plans, technical studies, and related
information that is available. This SEIR will be used by the County as the Lead Agency, other responsible
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and trustee agencies, interested parties, and the general public to evaluate the potential environmental
impacts of the Project (refer to Section 3.9: Required Agency Approval, for a list of anticipated responsible
and trustee agencies and Project approvals).

Therefore, this SEIR is intended to serve as the primary environmental document for all entitlements
associated with the Project, including all discretionary approvals requested or required to implement the
Project. The County, as the Lead Agency, can approve subsequent actions without additional
environmental documentation unless otherwise required by Section 21166 of the CEQA Statute and
Section 15162 of the CEQA Guidelines. The CEQA Statute specifies the following in Section 21166:

When an EIR has been prepared for a project pursuant to this division, no subsequent or supplemental
environmental impact report shall be required by the lead agency or by any responsible agency, unless
one or more of the following events occurs:

(a) Substantial changes are proposed in the project, which will require major revisions of the
environmental impact report.

(b) Substantial changes occur with respect to the circumstances under which the project is being
undertaken, which will require major revisions in the environmental impact report.

(c) New information, which was not known and could not have been known at the time the
environmental impact report was certified as complete, becomes available.

Additionally, Section 15162 of the CEQA Guidelines specifies:

(a) When an EIR has been certified or a negative declaration adopted for a project, no subsequent
EIR shall be prepared for that project unless the lead agency determines, on the basis of
substantial evidence in the light of the whole record, one or more of the following:

(1) Substantial changes are proposed in the project which will require major revisions of the
previous EIR or negative declaration due to the involvement of new significant environmental
effects or a substantial increase in the severity of previously identified significant effects;

(2) Substantial changes occur with respect to the circumstances under which the project is
undertaken which will require major revisions of the previous EIR or negative declaration due
to the involvement of new significant environmental effects or a substantial increase in the
severity of previously identified significant effects; or

(3) New information of substantial importance, which was not known and could not have been
known with the exercise of reasonable diligence at the time the previous EIR was certified as
complete or the negative declaration was adopted, shows any of the following:

(A) The project will have one or more significant effects not discussed in the previous EIR or
negative declaration;

(B) Significant effects previously examined will be substantially more severe than shown in
the previous EIR;
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(C) Mitigation measures or alternatives previously found not to be feasible would, in fact, be
feasible and would substantially reduce one or more significant effects of the project, but
the project proponents decline to adopt the mitigation measure or alternative; or

(D) Mitigation measures or alternatives which are considerably different from those analyzed
in the previous EIR would substantially reduce one or more significant effects on the
environment, but the project proponents decline to adopt the mitigation measure or
alternative.

This EIR is being prepared as a “Subsequent” EIR pursuant to CEQA Guidelines Section 15162, following
certification of the original Glen Helen Specific Plan (GHSP), adopted November 2005. The Oasis at Glen
Helen Parkway Project (Project) proposes a Specific Plan Amendment to the GHSP. The GHSP EIR
(SCH# 2000011093) and GHSP Final EIR (FEIR) is referenced herein and are provided primarily for
informational purposes. Analysis of Project impacts herein are substantiated with updated information
and Project specific technical studies or memoranda. The topics below were either found to be less than
significant (in some cases with mitigation incorporated), or to be adequately addressed in the prior
GHSP EIR (no new significant impacts or substantially more severe impacts than addressed in the prior
GHSP EIR).

2.2 Compliance with CEQA

According to the CEQA Guidelines Section 15064(f)(1) and CEQA Statute Section 21100, preparation of an
EIR is required whenever a project may result in a significant effect on the environment. An EIR is an
informational document used to inform public agency decision-makers and the general public of the
significant environmental effects of a project, identify possible ways to minimize the significant effects,
and describe reasonable alternatives to the Project that could feasibly attain most of the basic objectives
of the Project while substantially lessening or avoiding any of the significant environmental impacts.
Public agencies are required to consider the information presented in the EIR when determining whether
to approve a project. CEQA requires that state and local government agencies consider the environmental
effects of projects over which they have discretionary authority before taking action on those projects.

This SEIR identifies and analyzes the environmental effects of the Project to the degree of specificity
appropriate to the current proposed actions, as required by Section 15146 of the CEQA Guidelines. The
analysis considers the activities associated with the Project in order to determine the short-term and long-
term environmental effects associated with their implementation. This SEIR discusses both temporary and
permanent impacts and direct and indirect impacts of the Project, in addition to cumulative impacts
associated with other past, present, and reasonably foreseeable future projects.

Based on significance criteria, the effects of the Project are categorized as either “no impact,” “less than
significant impact,” “less than significant impact with mitigation incorporated,” or “significant
unavoidable impact” (refer to Section 4.0: Environmental Impact Analysis). Mitigation measures are
recommended for potentially significant impacts, to avoid or lessen, to the extent feasible and possible,
the Project’s environmental impacts. In the event the Project results in significant unavoidable impacts
even with implementation of feasible mitigation measures, the decision-makers may approve the Project
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based on a “Statement of Overriding Considerations.” This determination requires the decision-makers to
balance the benefits of the Project to determine if they outweigh identified unavoidable impacts.

CEQA Guideline Section 15093 provides the following:

a) CEQA requires the decision-making agency to balance, as applicable, the economic, legal, social,
technological, or other benefits, including region-wide or statewide environmental benefits, of a
proposed project against its unavoidable environmental risks when determining whether to
approve the project. If the specific economic, legal, social, technological, or other benefits,
including region-wide or statewide environmental benefits, of a proposed project outweigh the
unavoidable adverse environmental effects, the adverse environmental effects may be
considered “acceptable.”

b) When the lead agency approves a project which will result in the occurrence of significant effects
which are identified in the final EIR but are not avoided or substantially lessened, the agency shall
state in writing the specific reasons to support its action based on the final EIR and/or other
information in the record. The statement of overriding considerations shall be supported by
substantial evidence in the record.

c) Ifanagency makes a statement of overriding considerations, the statement should be included in
the record of the project approval and should be mentioned in the notice of determination. This
statement does not substitute for, and shall be in addition to, findings required pursuant to
Section 15091.

2.3 Prior CEQA Documents

Glen Helen Specific Plan EIR (SCH# 2000011093)

The Draft EIR was prepared to analyze and disclose the potential environmental effects of long-term
development of the approximately 3,400-acre Glen Helen Specific Plan site. The site supported unique
topographical features and supports diverse land uses. Six planning areas with 14 land use designations
were evaluated. A No Project Alternative, Concentrated Activity Alternative, and Dispersed Developed
Alternative were evaluated in the Draft EIR. Significant impacts identified were associated with
transportation and circulation, air quality, and visual resources/aesthetics.

1st Addendum (July 2016)

This addendum addressed a General Plan and Specific Plan Amendment to amend the Glen Helen Specific
Plan to rezone the 344.7-acre district desighated Golf Course Community to Open Space/Passive on
250 acres and a new Single Family Residential-Sycamore Flats designation on 94.7 acres, and to add a new
High Density Residential Overlay Zone to the Commercial/Traveler Services designation on Glen Helen
Parkway, and to add related developments standards associated with the new land use designations.

2nd Addendum (August 2020)

This addendum addressed a Specific Plan Amendment to modify the Glen Helen Specific Plan text to
include detached condominiums as an allowed use in the SFR-SF (Single Family Residential — Sycamore
Flats, 94.7 acres) Land Use area and Interim Uses subject to a Special Use Permit in the SFR-SF, C/TS
(Commercial/Traveler Services, 96.2 acres), and DR (Destination Residential, 132.8 acres) Districts.
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2.4 Notice of Preparation/Early Consultation

In compliance with the CEQA Guidelines, the County provided opportunities for various agencies and the
public to participate in the environmental review process. During preparation of the Draft EIR, efforts
were made to contact various federal, state, regional, and local government agencies, and other
interested parties to solicit comments on the scope of review in this document. This included the
distribution of a Notice of Preparation (NOP) to various responsible agencies, trustee agencies, and
interested parties. Pursuant to CEQA Guidelines Section 15082 and CEQA Statute Section 21092, the
County circulated the NOP directly to public agencies (including the State Clearinghouse Office of Planning
and Research), sent a mailing to property owners within 700 feet of the Project area, and provided notice
to members of the public who had requested such notice. In addition, the NOP was also uploaded to
CEQANet and the environmental documents were made available to the public on the County’s website.
The NOP was distributed on June 14, 2023, with the 30-day public review period concluding on
July 14, 2023. A copy of the NOP is included in Appendix A: Notice of Preparation and Scoping Materials.

Public Scoping Meeting

The County included a notice of a public scoping meeting for the Project with the NOP referenced above.
An in-person public scoping meeting was held on June 27, 2023, at the Paakuma’ K-8 School,
17825 Sycamore Creek Loop Pkwy., San Bernardino, CA 92407. The purpose of the scoping meeting was
to obtain comments from the public and agencies regarding the scope of the environmental document.

Oral comments were received during the Scoping Meeting from several individuals. A total of seven
comment letters were received in response to the NOP within the review period. The NOP, comment
letters received during the NOP review period, and Scoping Meeting Materials are included in Appendix A:
Notice of Preparation and Scoping Materials.

Areas of concern identified during the scoping period include:
e Tribal cultural resources o Mineral resources
o Direct, indirect, and cumulative impacts «  Wildfires

to Biological Resources o Air quality and greenhouse gas

o Dust impacts/wind emissions impacts

o Integrity of adjacent land o Homelessness

e Pest control o Water demand

o Equestrian trails «  Wildlife relocation

o Aesthetics o Adequacy of electric service/availability
o Public services o Public transportation

. Transportation/traffic/congestion o Hours of construction/operation

« Use of site by trucks
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Native American Consultation

Senate Bill (SB) 18 requires local governments to consult with Native American tribes prior to making
certain planning decisions, and to provide notice to tribes at certain key points in the planning process.
The intent of SB 18 is to provide Native American tribes an opportunity to participate in local land use
decisions at an early planning stage, for the purpose of protecting and mitigating impacts to cultural
resources.

Assembly Bill (AB) 52 requires that the lead CEQA agency consult with California Native American tribes
that have requested consultation for projects that may affect tribal cultural resources. The lead CEQA
agency shall begin consultation with participating Native American tribes prior to the release of a negative
declaration, mitigated negative declaration, or EIR. Under AB 52, a project that has potential to cause a
substantial adverse change to a tribal cultural resource constitutes a significant effect on the environment
unless mitigation reduces such effects to a less than significant level.
The County sent AB 52 and SB 18 notification to representatives of the following tribes on July 11, 2023:

« Agua Caliente Band of Cahuilla Indians

o Augustine Band of Cahuilla Mission Indians

o Cabazon Band of Mission Indians

o Cahuilla Band of Indians

o Gabrieleno Band of Mission Indians - Kizh Nation

o Gabrieleno/Tongva San Gabriel Band of Mission Indians

o Gabrielino /Tongva Nation

o Gabrielino Tongva Indians of California Tribal Council

o Gabrielino-Tongva Tribe

« Los Coyotes Band of Cahuilla and Cupefio Indians

o Morongo Band of Mission Indians

o Quechan Tribe of the Fort Yuma Reservation

o Ramona Band of Cahuilla

o San Manuel Band of Mission Indians

o Santa Rosa Band of Cahuilla Indians

« Serrano Nation of Mission Indians

« Soboba Band of Luiseno Indians

o Torres-Martinez Desert Cahuilla Indians

« Twenty-Nine Palms Band of Mission Indians

BCR Consulting LLC (BCR) (Cultural Resources Assessment, July 2022, included in Appendix D) contacted
the Native American Heritage Commission (NAHC) for a review of the Sacred Lands File (SLF). The NAHC
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responded on May 3, 2022, with positive results. The NAHC suggested contacting 18 individuals
representing 12 Native American tribal groups to request additional information about any sensitive
Native American resources that may exist in the Project vicinity. Email notifications were sent to each of
the Native American contacts on June 7, 2022.

BCR informally contacted the individuals and tribes provided by the NAHC and received the following
requests. Ryan Nordness, Cultural Resource Analyst for Yuhaaviatam of San Manuel Nation
(formerly known as the San Manuel Band of Mission Indians) responded via email on June 28, 2022, and
stated the Project is located within one mile of a known Serrano cultural resource, sources of fresh water,
and near the Serrano village site of Papiambit. The Yuhaaviatam of San Manuel Nation described that the
area is of great concern and the department is interested to consult. Christina Conley, Native American
Cultural Resource Monitor for Gabrielino Tongva Indians of California responded via email on
June 7, 2022, stating they have no comment. Jill McCormick, Historic Preservation Officer for the Quechan
Indian Tribe, responded on June 9, 2022, and stated the Quechan Tribe has no comments at this time and
will provide any comments directly to the lead agency once specific project information is provided.
The other Native American contacts to whom outreach letters were sent did not respond.

The results of the Project’s cultural resources studies, along with the information regarding the
SB 18/AB 52 consultation process, are discussed in Section 7.0.

Stakeholder Consultation

In addition to required CEQA consultation through the NOP Scoping process and SB 18/AB 52 consultation,
the County and Project Applicant engaged in extensive stakeholder consultation following the release of
the NOP on June 14, 2023. This stakeholder outreach included focused consultation with agencies from
which the Project Applicant would require permits or approvals, including but not limited to:

« City of Rialto

o West Valley Water District

o Southern California Edison

o Caltrans

« Local Agency Formation Commission for San Bernardino County
« San Bernardino County Flood Control District

o San Bernardino County Special Districts and Public Works

2.5 Environmental Review Process

Public Review of the Draft EIR

Per CEQA Guidelines Section 15105, the public review period for a Draft EIR shall not be less than 30 days
nor should it be longer than 60 days except under unusual circumstances. This Draft SEIR will be circulated
for a 45-day public review period. The review and comment period for this Draft SEIR begins on December
15, 2023 and extends through February 5, 2024.
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The public is invited to comment in writing on the information contained in this document. Interested
agencies and members of the public are invited to provide written comments on this Draft SEIR and are
encouraged to provide information that they believe should be included in the SEIR. The Draft SEIR is
available to the general public for review on the County’s website at:

https://lus.sbcounty.gov/planning-home/environmental/valley-region/

The Draft SEIR is also available at the locations listed below:

o Planning Counter — Land Use Services Department- Planning Division, County of San Bernardino,
385 North Arrowhead Avenue, First Floor, San Bernardino, CA 92415; between the hours of 8:00
a.m. and 4:30 p.m., Monday through Friday.

o CEQAnet at https://ceganet.opr.ca.gov/ (State Clearing House No. 2000011093)

Comment letters should be sent to:

Jon Braginton, Planner

County of San Bernardino

Land Use Services Department- Planning Division
385 North Arrowhead Avenue, First Floor

San Bernardino, CA 92415-0187
Jon.Braginton@Ius.sbcounty.gov

Final SEIR

Upon completion of the 45-day Draft SEIR public review period, the County will evaluate all written
comments received during the public review period on the Draft SEIR. Pursuant to CEQA Guidelines
Section 15088 (Evaluation of and Response to Comments), the County will prepare written responses to
comments raising significant environmental issues with the adequacy or accuracy of the information
provided, and after the Final SEIR is completed, the County will provide a written response to each public
agency on comments made by that public agency at least ten days prior to certifying the SEIR. Pursuant
to CEQA Guidelines Section 15132 (Contents of Final Environmental Impact Report), the Final SEIR will be
prepared and will include:

(a) The Draft SEIR or a revision of the draft;
(b) Comments and recommendations received on the Draft SEIR either verbatim or in summary;
(c) Alist of persons, organizations, and public agencies commenting on the Draft SEIR; and

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

(e) Any other information added by the Lead Agency.
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Certification of the Final SEIR

The Draft SEIR, as revised by the Final SEIR, will be considered by the County Board of Supervisors for
certification, consistent with CEQA Guidelines Section 15090, which states:

Prior to approving a project, the Lead Agency shall certify that:
(1) The final EIR has been completed in compliance with CEQA;

(2) The final EIR was presented to the decision-making body of the Lead Agency, and that the
decision-making body reviewed and considered the information contained in the final EIR prior to
approving the project; and

(3) The final EIR reflects the Lead Agency’s independent judgment and analysis.

Regarding the adequacy of an EIR, according to CEQA Guidelines Section 15151, “An EIR should be
prepared with a sufficient degree of analysis to provide decision-makers with information which enables
them to make a decision which intelligently takes account of environmental consequences. An evaluation
of the environmental effects of a proposed project need not be exhaustive, but the sufficiency of an EIR
is to be reviewed in the light of what is reasonably feasible. Disagreement among experts does not make
an EIR inadequate, but the EIR should summarize the main points of disagreement among the experts.
The courts have looked not for perfection but for adequacy, completeness, and a good faith effort at full
disclosure.”

Project Consideration

After certification of the Final SEIR, the Board of Supervisors may consider approval of the proposed
Project. A decision to approve the Project would be accompanied by specific, written findings, in
accordance with CEQA Guidelines Section 15091.

2.6 Format of the EIR

This Draft EIR is organized into 8 sections:

Section 1.0 Executive Summary provides a project summary and summary of potentially
significant environmental impacts, and proposed mitigation measures and Project
alternatives.

Section 2.0 Introduction provides CEQA compliance information.

Section 3.0 Project Description provides the environmental setting, Project characteristics and
objectives, phasing, and anticipated permits and approvals that may be required for
the Project.

Section 4.0 Environmental Impact Analysis provides a discussion of the existing conditions for
each of the environmental impact areas. This section also describes methodologies for
significance determinations, identifies both short-term and long-term environmental
impacts of the Project, recommends mitigation measures to reduce the significance of
environmental impacts, and identifies any areas of potentially significant and
unavoidable impacts. This section also includes a discussion of cumulative impacts that
could arise as a result of Project implementation.
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Section 5.0 Other CEQA Considerations summarizes unavoidable significant impacts, and
discusses significant irreversible environmental changes, growth-inducing impacts,
and energy conservation, in accordance with CEQA Guidelines Appendix F.

Section 6.0 Alternatives describes potential Project alternatives, including alternatives considered
but rejected from further consideration, the No Project Alternative, and identifies the
Environmentally Superior Alternative.

Section 7.0 Effects Found Not to Be Significant describes potential impacts that have been
determined not to be significant.

Section 8.0 EIR Consultation and Preparation identifies the CEQA lead agency and EIR preparation
team, as well as summarizes the EIR consultation process.

2.7 Responsible and Trustee Agencies
Lead Agency

County of San Bernardino

For this Project, the County is the Lead Agency under CEQA. This SEIR has been prepared in accordance
with the CEQA Statute and the CEQA Guidelines. CEQA requires lead agencies to consider potential
environmental effects that may occur with implementation of a project and to avoid or substantially
lessen significant effects to the environment when feasible. When a project may have a significant effect
on the environment, the agency with primary responsibility for carrying out or approving the project (the
Lead Agency) is required to prepare an EIR.

Trustee, Responsible, and Cooperating Agencies

Other federal, state, and local agencies are involved in the review and approval of the Project, including
those agencies designated as trustee and responsible agencies under CEQA. Under CEQA, a trustee agency
is a state agency that has jurisdiction by law over natural resources affected by a project that are held in
trust for the people of the State of California. A responsible agency is an agency, other than the lead
agency, that has responsibility for carrying out or approving a project. Responsible and trustee agencies
are consulted by the CEQA lead agency to ensure the opportunity for input and also review and comment
on the Draft EIR. Responsible agencies also use the CEQA document in their decision-making.

The Project includes infrastructure improvements that will require consultation with and permits from
the Local Agency Formation Commission (LAFCO) for San Bernardino County, Caltrans, and Southern
California Edison (SCE). Future uses may require South Coast Air Quality Management District (SCAQMD),
San Bernardino County Department of Public Health, or other approvals. The Project includes a proposed
reorganization and SOl amendment of approximately 8.6 acres into the WVWD service area, a
reorganization into the San Bernardino Valley Municipal Water District (SBYMWD), a SOl amendment to
the City of Rialto of approximately 10.7 acres, and a reorganization request to the CSA 70-GH, which would
require approval by the San Bernardino County LAFCO. Additionally, the Project proposes two gas stations,
one with a car wash, which would be installed under oversight by the County Fire Department and would
be subject to requirements of the SCAQMD Rule 461, the National Pollutant Discharge Elimination System
(NPDES), and Occupational Safety and Health Administration (OHSA). There may be several other agencies
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other than these listed that may require permits, approvals, and/or consultation in order to implement
various elements of the Project. A full list of all applicable agencies is listed in Section 3.10: Required
Agency Approval.

2.8 Incorporation by Reference

Pertinent documents relating to this EIR are cited in accordance with CEQA Guidelines Section 15148 or
have been incorporated by reference in accordance with CEQA Guidelines Section 15150, which
encourages incorporation by reference as a means of reducing redundancy and the length of
environmental reports. The following documents are hereby incorporated by reference into this EIR and
are available for review online. Information contained within these documents is utilized for various
sections of this EIR.

Glen Helen Specific Plan. The County adopted the Glen Helen Specific Plan (GHSP) in November 2005. The
GHSP was intended to facilitate the development of a complementary and successful pattern of land uses
that will occur over the next 15 to 20 years. The 3,400 acres that constitute the GHSP contain unique
topographical features and support diverse land uses. The 14 total land use designations have been
tailored for the physical and environments conditions, existing activities and land uses that will remain
and future market potentials identified for the area. The GHSP is referenced herein and is provided
primarily for informational purposes.

The GHSP is available for review on the County’s website at:

o https://www.sbcounty.gov/uploads/LUS/SpecificPlans/GHSP 2020Revision.pdf

Glen Helen Specific Plan Environmental Impact Report (SCH No. 2000011093). The GHSP Draft
Environmental Impact Report (EIR) analyzes the potential environmental impacts that would result from
implementation of the GHSP. The GHSP Draft EIR is used in this EIR as a source of baseline data and
cumulative impacts for buildout of the GHSP.

San Bernardino County Countywide Plan. The County adopted the Countywide Plan in October 2020.
The Countywide Plan includes the Policy Plan, Business Plan, Community Action Guides, and
Environmental Documents. The Policy Plan component takes into account all services—not just land-use
planning—provided by County Government, while the Community Action Guides communicate the
unique values and priorities of each unincorporated community. The Business Plan component serves as
a guide for County decision-making, financial planning, and communications.

As part of the Countywide Plan, the Policy Plan provides:

o An update of the County’s General Plan and Community Plans addressing physical, social, and
economic issues facing the unincorporated portions of the County.

o An expansion of the County’s General Plan to address supportive services for adults and children,
healthcare services, public safety, and other regional county services provided to both
incorporated and unincorporated areas.
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As part of its Countywide Plan — Policy Plan, the County includes the following eight elements:
(1) Land Use; (2) Infrastructure and Utilities; (3) Transportation and Mobility; (4) Natural Resources;
(5) Hazards; (6) Personal and Property Protection; (7) Economic Development; and (8) Health and
Wellness. The Countywide Plan is used throughout this EIR since it contains information, goals, and
policies relevant to the Project.

The Countywide Plan is available for review on the County’s website at:

o https://countywideplan.com/policy-plan/

San Bernardino Countywide Plan Draft Environmental Impact Report (SCH No. 2017101033). The San
Bernardino Countywide Plan Draft Environmental Impact Report (Countywide Plan Draft EIR) analyzes the
potential environmental impacts that would result from implementation of the Countywide Plan. Buildout
of the unincorporated County is forecast to include a population increase of 49,680 with up to 15,365
housing units, 12,546 jobs, and 19,397,900 square feet of building square footage. The Countywide Plan
Draft EIR is used in this EIR as a source of baseline data and cumulative impacts for buildout of the County.

The Countywide Plan Draft EIR is available for review on the County’s website at:

o https://countywideplan.com/resources/document-download/

San Bernardino County Code of Ordinances. The San Bernardino County Code of Ordinances
(County Code) regulates land use and activities within the County’s jurisdiction, including development
regulations (codified in Title 8 and referred to as the Development Code). The purpose of the
Development Code is to implement the San Bernardino General Plan by classifying and regulating the uses
of land and structures within unincorporated San Bernardino County; by preserving and protecting the
County’s important agricultural, cultural, natural, open space and scenic resources; and by protecting and
promoting the public health, safety, comfort, convenience, prosperity, and general welfare of residents
and businesses in the County. The County Code is referenced throughout this EIR to establish the Project’s
baseline requirements according to County Code regulations.

The County Code can be accessed online at:

o https://codelibrary.amlegal.com/codes/sanbernardino/latest/overview

The City of Rialto General Plan. The City adopted the City of Rialto General Plan in December of 2010.
This General Plan provides a summary of existing conditions and current trends, the planning process, and
goals, policies and actions for many different topic areas that will affect the physical and economic
development of the City.

« The Land Use Element describes the general location, type, and intensity of development, and
designates the distribution of land uses throughout the City. This section sets policies for land
uses in the City and the Sphere of Influence and establishes the foundation for future
development.

« The Community Design Element works to create guidelines for the physical characteristics of the
built environment, the scale of buildings, their relationship to one another, architectural details,
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neighborhood appearance, and streetscapes. Together, community design and land use create
unique, community-oriented places throughout the City.

« The Open Space and Recreation Element outlines strategies to preserve the special open space
areas in Rialto and to meet the community’s recreational and conservation needs.

o The Conservation Element addresses the conservation, protection, development, utilization, and
reclamation of Rialto’s natural resources. Local natural resources include wildlife and plant
communities and their habitat, air, water, energy sources, and minerals. As these of natural
resources are largely non-renewable, with the exception of possible wind energy resources,
today’s community has an obligation to conserve and manage them. General Plan policies aim to
protect the quality of natural resources and make them available to future generations.

o The Economic Development Element describes the challenges facing the business community and
sets forth goals and policies to guide the City’s economic development decisions.

o The Redevelopment Element encourages the revitalization of older, deteriorated areas, fostering
of neighborhood stability, and private investment.

o The Infrastructure Element focuses of public utility infrastructure to support a community that
has reliable water supply systems, effective sewage collection and treatment facilities, storm
water control, and energy and telecommunications.

« The Public Services and Facilities Element encourages the City’s dedication to providing quality
recreation, leisure, and community services to its residents.

« The Circulation Element is intended to guide the development of the City's circulation system in
a manner that is compatible with the Land Use Element.

o The Safety and Noise Element focuses on emergency response for environmental hazards as well
as establishes policies to guard against creation of any new noise/land use conflicts and to
minimize the impact of existing noise sources on the community.

« The Housing Element provides the City with a coordinated and comprehensive strategy for
promoting the production of safe, decent, and affordable housing for all within the community.

« The Cultural and Historic Resources Element provides direction for enhancing the historical
resources in Rialto. As Rialto continues to evolve, the policies in this element will help Rialto reflect
and possibly preserve the history that is still present or yet to be uncovered.

The City of Rialto General Plan was used in this EIR as it relates to the analysis of the Project area parcels
within the City of Rialto Sphere of Influence since it contains information, policies, and regulations
relevant to the Project. This document is available for review on the City’s website at:

o  https://www.yourrialto.com/653/General-Plan

The City of Rialto 2021-2029 Housing Element is currently in draft. This document is available for review
on the City’s website at:

o https://www.yourrialto.com/633/Plan-to-House-Our-Rialto-Housing-Element
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City of Rialto Municipal Code. The Rialto Municipal Code (Municipal Code) establishes detailed zoning
districts and regulations based on the City of Rialto General Plan. The Rialto Municipal Code serves as the
primary implementation tool for the City of Rialto General Plan. Whereas the City of Rialto General Plan
is a policy document that sets forth direction for development decisions, the Zoning Code is a regulatory
document that establishes specific standards for the use and development of all properties in the City.
The Zoning Code regulates development intensity using a variety of methods, such as setting limits on
building setbacks, yard landscaping standards, and building heights. The Zoning Code also indicates which
land uses are permitted in the various zones. The Municipal Code includes all of the City’s zoning
ordinance provisions and has been supplemented over time to include other related procedures such as
subdivision regulations, environmental review procedures, and advertising and sign code provisions.
Municipal Code regulations and maps must be consistent with the City of Rialto General Plan land uses,
policies, and implementation programs. The Municipal Code is referenced throughout this Subsequent
EIR as it relates to the analysis of the Project area parcels within the City of Rialto Sphere of Influence. The
Municipal Code is available for review at the following link:

o https://library.municode.com/ca/rialto/codes/code of ordinances

Southern California Association of Governments. The Southern California Association of Governments’
(SCAG) 2020-2045 Regional Transportation Plan/Sustainable Communities Strategy (RTP/SCS), Connect
SoCal, was adopted in September 2020. The RTP/SCS aims to create a long-range vision plan that balances
future mobility and housing needs with economic, environmental, and public health goals. The RTP/SCS
charts a course for closely integrating land use and transportation — so that the region can grow in
accordance with smart and sustainable growth strategies. The 2020-2045 RTP/SCS Final Program EIR
(SCH No. 2019011061) addresses the cumulative impact of future development and associated
infrastructure improvements for the SCAG region, which includes San Bernardino County.

The SCAG RTP/SCS can be accessed online at:

o https://scag.ca.gov/read-plan-adopted-final-plan

The SCAG RTP/SCS Final Program EIR can be accessed online at:

o https://scag.ca.gov/peir
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3.0 PROJECT DESCRIPTION

The County of San Bernardino (County), as Lead Agency under the California Environmental Quality Act
(CEQA) has prepared this Draft Subsequent Environmental Impact Report (SEIR) for the proposed The
Oasis at Glen Helen Parkway Project (Project). The purpose of the Project Description is to provide an
accurate, stable, and finite description of the Project to allow for meaningful review by local, state, and
federal reviewing agencies, decision-makers, and interested parties. CEQA Guidelines Section 15124
(14 California Code of Regulations [CCR] Section 15124) requires a project description to contain the
following:

o The precise location and boundaries of the proposed project shown on a detailed map and along
with a regional location map;

o A clearly written statement of the objectives of the proposed project including the underlying
purpose of the project and project benefits. The statement of objectives must be detailed enough
to allow a Lead Agency the opportunity to develop and evaluate project alternatives;

« A description of the proposed project’s technical, economic, and environmental characteristics
along with engineering and public service facilities details; and

o Astatement describing the intended uses of the EIR, including a chronological list of all necessary
approvals and a roster of other agencies that may use the document, a list of required permits
and approvals, and a list of related consultation and environmental review necessary under local,
state, and federal laws, regulations, and policies.

An adequate project description need not be extensive, but it must be sufficient to allow for review and
evaluation of the possible environmental impacts of a proposed project.

Additionally, all application documents and related materials are incorporated by reference within this
Draft SEIR, and physical copies are available for review by request at the County of San Bernardino Land
Use Services Department.

3.1 Project Overview

The Project proposes the development of approximately 202,900 square feet (SF) of commercial and retail
uses on totaling 32.2 acres, to include but not necessarily be limited to, hotel uses, fitness facilities, market
and pharmacies, commercial shops, gas station and convenience store, drive-through car wash,
restaurants, and a joint Fire and Sheriff Station.

The Project entitlements include the approval of a Specific Plan Amendment (SPA) to the existing Glen
Helen Specific Plan (GHSP), a Planned Development Permit (PDP), and a Tentative Parcel Map (TPM). The
GHSP was adopted in November 2005 and amended in May 2017 and December 2020 by the Board of
Supervisors. The Specific Plan covers approximately 3,400 acres in the Glen Helen area and contains
14 land use designations. The GHSP notes that the Specific Plan’s original purpose was to create a
comprehensive guide for quality land development with a viable program for building and financing the
infrastructure necessary to support it. Additionally, the GHSP assumed land use designations to be tailored
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to the physical and environmental conditions, existing activities and uses that will remain on-site, and
future market potentials identified for the area.

As previously described in Section 2.0: Introduction of this Draft SEIR, the purpose of this Draft SEIR is to
review the existing conditions at and in the vicinity of the Project site; identify and analyze the potential
environmental impacts of the Project; and recommend feasible mitigation measures or Project
alternatives to reduce significant adverse environmental effects, as described in this section and in
Section 6.0: Alternatives.

3.2 Project Location and Setting

The Project site is located in an unincorporated area of southwestern San Bernardino County and within
the City of Rialto Sphere of Influence (SOI). Refer to Figure 3-1: Regional Location Map. The approximately
32-acre Project site (Assessor’s Parcel Numbers [APNs] 0239-031-04, 0239-031-32, 0239-031-37, and
0239-031-50) is located east of Interstate 15 (I-15), west of Glen Helen Parkway and the Glen Helen
Regional Park, north of I-15 Exit 122, and south of three existing single-family residences and the Glen
Helen Park Maintenance Yard. Refer to Figure 3-2: Local Vicinity Map. The City of Rialto is located to the
south and southwest and the City of San Bernardino is located to the northeast, east, and south.

The Southern California Association of Governments (SCAG) is the nation's largest metropolitan planning
organization (MPQO), representing six counties, 191 cities and more than 19 million residents. SCAG is
currently the MPO of six of the ten counties in southern California, serving Imperial County, Los Angeles
County, Orange County, Riverside County, San Bernardino County, and Ventura County.

The SCAG Regional Council adopted the 2020-2045 Regional Transportation Plan/Sustainable
Communities Strategy (2020 RTP/SCS or Connect SoCal) on September 3, 2020. The 2020 RTP/SCS includes
goals and policies applicable to transportation and land use projects. The Project’s consistency with the
2020 RTP/SCS goals and policies is discussed in Section 4.1: Air Quality and Section 4.7: Transportation.

The Project is within the South Coast Air Basin (SCAB) which is under South Coast Air Quality Management
District (SCAQMD) jurisdiction. The SCAB includes portions of San Bernardino County, Los Angeles County,
and Riverside County, and the entirety of Orange County. SCAQMD is the entity responsible for mitigating
emissions from stationary, mobile, and indirect sources. SCAQMD utilizes a sequence of Air Quality
Management Plans (AQMPs) that contain rules and regulations directed at attaining the National Ambient
Air Quality Standards (NAAQS) and California Ambient Air Quality Standards (CAAQA). Refer to the
proposed AQMP discussion within Section 4.1: Air Quality.

3.3 Surrounding Land Uses

The Project site is generally surrounded by vacant land and roadway infrastructure to the west, south, and
east, three single family homes to the far north, and the Glen Helen Regional Park to the east. Open space
areas are located across I-15 to the west, and across Glen Helen Parkway to the south and east. Further
south, a residential community is located along Clearwater Parkway (approximately one-half mile to the
south). Refer to Table 3-1: Surrounding Land Use and Zoning District.
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Table 3-1: Surrounding Land Use and Zoning District

Area Existing Land Use Land Use Zoning District ‘
Project Site Vacant structure Glen Helen Specific Plan — Destination Recreation (GHSP-DR)
) ) Commercial/Destination Entertainment (C/DE)
North Single Family . L .
Glen Helen Specific Plan — Destination Recreation (GHSP-DR)
South Glen Helen Parkway, Vacant Open Space Passive Recreation (OS/P)
Glen Helen Parkway, Vacant, . .
East ) Open Space/Active Recreation (OS/A)
Glen Helen Regional Park
West I-15 Existing Road/Railroad (E/RR)

Source: County of San Bernardino. 2020. Glen Helen Specific Plan; Exhibit 2-2 — Land Use Plan.

3.4 Land Use Designations and Zoning

The County approved and adopted an updated General Plan, referred to as the Countywide Plan, in
October 2020. Under the new Countywide Plan, the County approved the transition to a two-map system.
The Project site is located in the Special Development (SD) Land Use Category and is zoned Glen Helen
Specific Plan — Destination Recreation (GHSP-DR). Refer to Figure 3-3: Existing Zoning. In addition, the
Project site has a land use designation of Open Space — Resources in the City of Rialto (due to being located
within the City of Rialto’s SOI). The Project site does not have a zoning designation in the City of Rialto.

The California Government Code (CGC) (Title 7, Division 1, Chapter 3, Article 8, Sections 65450-65457)
permits adoption and administration of specific plans as an implementation tool for the local general plan.
Specific plans must demonstrate consistency in regulations, guidelines, and programs with the goals and
policies set forth in the general plan.

The Project has been prepared in conformance with the goals and policies of the County’s Countywide
Plan, in providing a mixed-use development on an underutilized property, creating new employment
opportunities, and providing regulations through the Specific Plan Amendment as an implementation tool
that would support the success of a developing area of the County. The Project would approve the Specific
Plan Amendment for the property to allow for the development of up to approximately 207,900 sf of
mixed uses, and approximately 1,083 parking spaces (64 ADA), 40 Electric Vehicle (EV) spaces, and four
recreational vehicle (RV) spaces.

3.5 Existing Site Conditions
Topography

On-site topographic features include two prominent hills (refer to Figure 3-5 for existing topography). The
larger of the hills, located on the southern portion of the Project site, has a surface elevation ranging from
a low point of approximately 2,010 feet above mean sea level (amsl) to a maximum of approximately
2,255 feet amsl. The smaller hill at the northern portion of the Project site ranges from a low point of
approximately 2,080 feet amsl to a maximum elevation of 2,137 feet amsl. In addition, there is an existing
concrete swale along the western boundary of the Project site that contains all tributary runoff flows from
approximately 7.47 acres of land. This concrete swale is located within the California Department of
Transportation (Caltrans) right of way for I-15 and is owned and maintained by Caltrans.
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Biological Resources

The Project site is mostly undeveloped with an existing structure on the northern portion of the Project
site. The Project site contains mostly Riversidean Sage Scrub with some Mulefat Scrub. The Project site,
while undeveloped, contains disturbed areas such as unpaved or barren soil areas that are routinely
exposed to disturbances and do not comprise a plant community. No fish, amphibians, or reptiles were
observed on-site during field investigations completed as part of the Habitat Assessment completed by
ELMT Consulting (Appendix C1). Several bird species and one mammal species were observed on-site that
are common and endemic to the southern California region.

The Project site is located between two wildlife corridors: the Lytle Creek wildlife corridor to the south,
and the Cajon Creek wildlife corridor to the north. Due to the Project site being surrounded by
development and major roadways, wildlife movement through the Project site is heavily restricted, if not
eliminated entirely. Additionally, a Jurisdictional Delineation Report (Appendix C3) was conducted for the
Project site, to determine if features on site would be considered jurisdictional. It was concluded that the
Project would not have a substantial adverse effect on state or federally protected waters or wetlands
(including, but not limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling, hydrological
interruption, or other means, refer to Section 4.2: Biological Resources for more information.

Hydrology

The Project site is located within the Santa Ana River Watershed. The Cajon Wash is located northeast of
the Project site. Stormwater flows would generally be discharged toward the Cajon Wash, the Pacific
Ocean would be the ultimate receiving waters. Groundwater was not encountered during geotechnical
field investigations for the Project, which were taken at various locations across the Project site and at
topographically different locations; refer to the Geotechnical Investigation in Appendix E for information
on boring locations. Borings were completed to a depth of 100 feet below grade. As the Project site
consists of two hills, all existing flows drain north and south away from the high point before being
concentrated into shallow flows due to other existing topographic features. The Project site consists of
nine existing drainage areas. The eastern portion of the Project site drain toward Glen Helen Parkway then
southerly to an existing grate inlet at the southwest corner of the Project site. The western portion of the
Project site drains toward an existing concrete swale then southerly to the existing grate inlet at the
southwest corner of the Project site. Refer to the Hydrology Study in Appendix J for more information.

Seismic Conditions

The Project site is in an area that is subject to ground motions due to earthquakes as is all of southern
California; however, the Project site is not located within a known fault zone. The Project site is located
between two laterals of the San Jacinto Fault, both of which are approximately 2,000 feet to the northeast
and southwest of the center of the Project site.! The Project site is located outside of an Alquist-Priolo
Earthquake fault zone.?

! United States Geological Survey. ND. U.S. Quaternary Faults.
https://usgs.maps.arcgis.com/apps/webappviewer/index.html|?id=5a6038b3a1684561a9b0aadf88412fcf (accessed April 2023).

2 (California Geological Survey. ND. CGS Seismic Hazards Program: Alquist-Priolo Fault Hazard Zones.
https://gis.data.ca.gov/maps/ee92a5f9f4eedec5aa731d3245ed9f53/explore?location=34.203181%2C-117.409094%2C15.91 (accessed
April 2023).
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Flood Zone Information

According to the Federal Emergency Management Agency’s (FEMA) National Flood Insurance Project’s
Flood Insurance Rate Maps (FIRM) (Map No. 06071C7910H, rev. August 28, 2008), the Project site lies
with FEMA Flood Zone D. Land designated as Zone D are areas in which flood hazards are undetermined,
but possible. While the flood hazards are undetermined, due to the relative elevation of the Project site
to other areas that are included with FEMA Flood Zone A, Zone X, and Zone AE, it is generally unlikely that
major flooding would occur on the Project site.?

Hazards and Hazardous Materials

Review of aerial imagery indicates that besides a building in the northerly portion of the Project site, the
Project site has been vacant since 1938.% The building appeared between 1966 and 1980. Review of
GeoTracker, EnviroStor, and the Solid Waste Information System (SWIS) database found no hazardous
materials sites located on the Project site.>®” See Section 7.0, Effects Found Not to be Significant for
further analysis.

Infrastructure and Utilities
Circulation

The Project site is adjacent to Glen Helen Parkway. A single driveway approach is present off of Glen Helen
Parkway to the existing building at the northern portion of the Project site. The Project site is located
adjacent to the I-15/Glen Helen Parkway Interchange. The intersection of Glen Helen Parkway and
Clearwater Parkway is signalized.

Transit/Rail

Metrolink is a commuter rail system serving the southern California region including Los Angeles, Orange,
Riverside, San Bernardino, and Ventura counties, as well as to the City of Oceanside in northern San Diego
County. There are no existing Metrolink stations that would serve the Project within the general vicinity
of the Project site. There are existing privately owned main rail lines that traverse the Cajon Pass to the
north of the Project site and are owned and operated by BNSF and by Union Pacific. Currently, no transit
services are provided at the Project site or within its vicinity.

Utilities
The Project site is currently served with electric power through electricity distribution lines that are both

aboveground and buried. There is an existing aboveground/overhead 12-kilovolt (kV) distribution power
line on the eastern portion of the Project site owned and operated by Southern California Edison (SCE).

3 Federal Emergency Management Agency. August 23, 2028. Flood Insurance Rate Map, San Bernardino County, California and Incorporated
Areas Panel 7910 of 9400: Map Number 06017C7910H.
https://msc.fema.gov/portal/search?AddressQuery=glen%20helen%20park%2C%20san%20bernardino%2C%20ca#searchresultsanchor
(accessed April 2023).

NETROnline. 1938-2020. Historic Aerials. https://www.historicaerials.com/viewer (accessed May 2023).

SWRCB. 2023. GeoTracker. https://geotracker.waterboards.ca.gov/map/?CMD=runreport&myaddress=Rialto (accessed May 2023).

DTSC. 2023. EnviroStor. https://www.envirostor.dtsc.ca.gov/public/map/?myaddress=rialto%2C+ca (accessed September 2022).
CalRecycle. 2023. SWIS. https://www2.calrecycle.ca.gov/SolidWaste/Site/Search (accessed May 2023).

N o v a
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Sanitary Sewer

Sewer service is provided by San Bernardino County Special Districts. Approximately 27.71 acres of the
Project site is in the County Service Area 70 GH Glen Helen (CSA70-GH.

Water

Water services are not actively provided to a majority of the Project site, other than services provided to
the existing structure on the northern portion of the Project site, approximately 2.4 acres of the total site.
The Project site is located within the West Valley Water District’s (WVWD) sphere of influence, which
includes approximately 23.62 acres of the Project site. Additionally, water services are currently provided
to the single-family residential properties to the immediate north of the Project site by WVWD.

Storm Drainage

The existing drainage pattern for the Project site is generally characterized by sheet flow. Under existing
conditions, the Project site naturally drains from the peaks of the hills towards the Project boundaries.
Storm water infrastructure within Glen Helen Parkway generally consists of curb and gutter providing
shallow concentrated flows to the southwest toward existing discharge points. There is an existing V-
shaped concrete ditch on the western portion of the Project site within the Caltrans right-of-way of I-15.
Flows are directed southerly to an inlet structure located at the northeast corner of the intersection of
Glen Helen Parkway and the northbound I-15 on-ramp. These flows are directed further south via
underground stormwater conveyance infrastructure and daylighted approximately 400 feet south. Flows
intercepted by Glen Helen Parkway on the northern and northeastern portion of the Project site are
conveyed via curb and gutter where it is channelized into existing underground infrastructure.

3.6 Proposed Project

As previously discussed, the Project proposes an SPA, a PDP, and a TPM to allow for the development of
approximately 202,900 SF of commercial and retail center land uses on an approximately 32-acre site. The
applicant proposes a minor clarification/text amendment to the existing GHSP-DR zone to provide greater
flexibility and more accurately reflect the proposed commercial development (these minor edits will be
reflected in an SPA, as discussed further below). The SPA would affect all areas zoned GHSP-DR within the
GHSP.

The Project also includes a PDP and TPM to address a site-specific development area within the GHSP-DR
zone. The total square footage proposed as part of the PDP, as shown in the Figure 3-4: Overall Site Plan,
is less than the maximum square footage allowed under the GHSP. The Project proposes a maximum floor
area ratio (FAR) of 0.18, which is less than the maximum allowed FAR of 0.20 in the GHSP-DR zone. The
proposed text amendment would support the original intent of the GHSP-DR zone, to provide low-
intensity retail commercial uses that are sensitive to the physical and environmental constraints of the
area.

Planned Development Permit

The PDP Project site (as represented by Figure 3-4: Overall Site Plan) is anticipated to be developed in
one phase and would include approximately 72,000 square feet designated for hotel uses; 35,000 square
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feet designated for a fitness facility; a 45,500 square foot building which includes 25,000 square feet
designated for a market, a 15,000 square foot pharmacy, and 5,500 square feet of commercial shops;
5,300 square feet designated for convenience store and a gas station with 12 fueling islands and related
drive-thru carwash; 5,300 square feet designated for a convenience store with gas station and 10 fueling
islands; five 3,500 square foot buildings designated for drive-thru restaurants and an approximate
5,300 square foot drive-thru restaurant; two restaurants (5,300 square feet and 6,500 square feet); and
5,200 square feet designated for a Fire/Sheriff Station.

Figure 3-4: Overall Site Plan may be modified through the County’s project development and
environmental review process. This Overall Site Plan reflects site conditions, and planned infrastructure,
and does not exceed the maximum building areas and range of uses allowed by the GHSP, as presented
in Table 3-2: Maximum Specific Plan Build-Out Summary, below. It should be noted that a TPM would be
required to subdivide the Project site to allow for individual developments.

Table 3-2: Maximum Specific Plan Build-Out Summary

Parcel Proposed Land Use Parcel Acreage Maximum Building Square Footage‘
1 Convenience Store; Gas Station 2.2 Acres 5,300 SF
2 Drive-Thru Restaurant 1.8 Acres 5,300 SF
3 Drive-Thru Restaurant 1.5 Acres 3,500 SF
4 Drive-Thru Restaurant 1.2 Acres 3,500 SF
5 Drive-Thru Restaurant 1.2 Acres 3,500 SF
6 Drive-Thru Restaurant 1.1 Acres 3,500 SF
7 Drive-Thru Restaurant 1.1 Acres 3,500 SF
8 Gym 4.4 Acres 35,000 SF
9 Fire/Police Station 1.6 Acres 5,200 SF
10 Hotel 3.9 Acres 72,000 SF
11 Market; Retail Shops; Pharmacy 6.0 Acres 45,500 SF
12 Restaurant; Parking 1.5 Acres 5,300 SF
13 Restaurant; Parking 1.5 Acres 6,500 SF
14 Convenience Store; Gas Station 3.2 Acres 5,300 SF

Total 32.2 Acres 202,900 SF

Notes:

1. Square footages of buildings and acreages of parcels are rounded to present a conservative estimate. Acreages may be adjusted as part of]
final engineering and surveying.

2. This Draft SEIR will evaluate the total maximum allowable development in the Specific Plan Amendment, which falls below the GHSP
maximum allowable development. In the GHSP, for the GHSP-DR designation, probable FAR is 0.2; maximum FAR is 0.25; and square footage|
is 1,156,953 — 1,446,192 sf. Ft.

3. Development standards, such as setback requirements, parking, open space, minimum landscaping, infrastructure, and site design, mayj
reduce the maximum gross square footage or density.

Site Access and Circulation

Access to the Project site would be provided at the existing signalized intersection of Glen Helen Parkway
and Clearwater Parkway at the southern portion of the Project site. There would be an unsignalized 30-
foot-wide driveway located on the northeastern portion of the Project site. Additionally, the proposed
Fire/Sheriff Station would have driveway access directly to Glen Helen Parkway to provide emergency
vehicle access from the station to public roadways. The Project would construct 30-foot-wide driveways
throughout the Project site to provide circulation to the individual developments.
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Grading and Utilities
Topography

The Project requires approximately 2.8 million cubic yards (CY) of grading. The Project would require
2,668,200 CY of cut and 68,550 CY of fill for a total net export of 2,599,650 CY of earth. Grading of the
Project site would be done in a manner to accommodate new development in accordance with California
Building Code requirements and County grading standards. The Project would flatten the hills that exist
on-site to allow for level or slightly sloped foundations for developments within the Project. Retaining
walls will be needed in areas of elevation differential between parcels and/or along the Project site
boundary. Soil stockpiles may be used throughout the construction of the Project and would be based on
the sequencing and phasing of construction. Any stockpiling that would be necessary would be identified
on the grading plans prepared for grading permits. After Project construction, it is anticipated that
elevations on-site would range from approximately 2,013 ft amsl to approximately 2,116 ft amsl, which
includes top and toe of slopes across the Project site. However, the area that would be suitable for building
construction would range from +/- 2,050 ft amsl to +/- 2,070 ft amsl|. After construction, the Project site
would generally slope toward the south. Refer to Figure 3-5: Conceptual Grading Plan.

A 40-foot-tall, terraced retaining wall is proposed on the northern boundary of the Project site consisting
of four 10-foot lifts offset by 4-foot terraces. On the northwestern corner of the Project site, there would
be a 5-foot buffer space from the top of the retaining wall to the Caltrans right-of-way boundary. The
retaining wall would be constructed with poured-in-place concrete with keyed cantilever footings.

Electrical

As previously discussed, there are existing distribution power lines on the eastern portion of the Project
site that are owned and operated by SCE. As part of Project implementation, these power lines would be
relocated and undergrounded within and along the public right of way of Glen Helen Parkway. Additional
electrical infrastructure would be installed to provide electricity to the Project site and individual
developments within the Project site. SCE has provided the Project Applicant with a will serve letter
notifying that electrical services would be provided to the Project site.

Water

The Project site is located outside of the WVWD service boundary; however, it is within WVWD’s sphere
of influence. Currently, domestic water services are provided to the single-family residential properties to
the north of the Project site. Services would be extended and upsized as necessary to service the Project
site. The Project proposes to construct and install 12 iron pipes to serve the Project site and provide
connections to individual parcels. See Figure 3-6: Conceptual Water and Sewer Plan.

Sanitary Sewer

Sewer service would be provided by San Bernardino County Special Districts. The Project site is in CSA70-
GH. All sanitary waste flows from the Project would ultimately be discharged to the Lytle Creek North
Water Recycling Plant (LCNWRP). Waste flows would be gravity fed from the Project site to the LCNWRP.
The flows from the Project would drain into proposed 8-inch vitrified clay pipes within the Project site to
an existing 8-inch diameter pipeline in Clearwater Parkway, then into an existing 8-inch and 10-inch
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diameter Master Plan Sewer Line “C,” then into an existing 10-inch, 12-inch, and 15-inch diameter Master
Plan Sewer Line “B,” then into an existing 12-inch, 18-inch, and 24- inch diameter Master Plan Sewer Line
“A,” and finally into the existing Master Plan Off-Site Sewer Line “OS”. The Sewer Line “OS” terminates at
the existing Lytle Creek North Water Recycling Plant. This is existing sewer infrastructure and would not
be constructed by the Project. See Figure 3-6: Conceptual Water and Sewer Plan for on-site utilities
information and Figure 3-7: Off-site Sanitary Sewer System.

Storm Drainage

After Project development and implementation, stormwater would generally sheet flow towards the
southwestern corner of the Project site. Sheet flows would be intercepted by two parallel 10-foot-wide
concrete valley gutters thence conveyed southerly to an existing concrete valley gutter or to be captured
by on-site storm drain. On-site storm drain infrastructure would consist of various catch basins and
stormwater inlets around the southern portion of the Project site, 24-inch High Density Polyethylene
underground pipe, and underground storage and infiltration basins. A total of 329,943 cubic feet (7.57
acre-feet) of stormwater storage would be provided on-site in underground storage and infiltration
basins. A total of three underground chambers would be utilized, two would be located on the southern
portion of the Project site with one located on the western portion of the Project site. These underground
chambers would consist of various lengths of 96-inch perforated pipe in three arrays of 2, 6, and 12 pipes.

Site Utilities/Infrastructure

The Project site is served by water, power, and natural gas. The Project site would tie into existing utility
lines within the existing roadways and rights-of-way adjacent to the site. The Project would be required
to connect to the following utilities:

- Domestic water supply and distribution (West Valley Water District)

.  Wastewater facilities (San Bernardino County Special Districts Department: Water and Sanitation
Division)

o  Electricity (SCE)

o Natural gas (Southern California Gas Company [SoCal Gas])

o Communication systems (SPECTRUM)

o Solid waste (Burrtec)

Landscaping

Landscaping would be utilized on the Project site to provide visual screening, aesthetic value, and to
enhance and contextualize the character of the Project site during operations, consistent with the design
guidelines of the GHSP. Refer to Figure 3-8: Conceptual Landscape Plan. The area of landscaping would
total approximately 568,523 square feet, or approximately 40.6 percent of the Project site, exceeding the
20 percent landscaping requirement. Landscaping would generally consist of tree planting, shrubs and
bushes planting, and other ground cover. Trees would line the internal roadways and be dispersed
throughout parking lots in landscaping islands that would be doubly used as shade trees. Landscaping
would consist of drought tolerant plant species and watering practices would be utilized that minimize
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the waste of water used for irrigation and other landscaping needs. Individual commercial and retail
building developers would be required to submit landscaping plans for review at the time of individual
project entitlements. These plans would be checked by the County for compliance with the GHSP and the
County Development Code.

Architecture

As the Project is speculative and individual plot developers are not necessarily identified, individual
building architecture and facades are not yet known. However, the architectural characteristics of the
buildings would comply with the design guidelines and development standards of the GHSP and the
County Development Code. Additionally, the architecture would be modern in nature with intricate
designs and various types of materials being used on each building face. Building facades would have
interesting vertical and horizontal components that would break up the monotony of a building. See
Figure 3-9: Visual Renderings.

Public Services
Fire and Police

The Project would provide a pad for a new Fire and Sheriff Station on the northeast corner of the Project
site. This station would provide adequate driveway space for fire engines to navigate and safely be
deployed to respond to emergency calls within the Project area. In exchange for the County transferring
ownership of APN 0239-03-132 and 0239-03-104 to the Applicant, the Applicant will set aside Parcel 9 to
provide a pad for this new fire and police station, refer to Figure 3-4. The pad will be finished with utility
stubs. The building, landscaping, lighting, and related improvements would be constructed by the County.

Off-Site Improvements

Off-site improvements would be constructed as part of the Project. These improvements would generally
consist of circulation improvements as identified and recommended by the traffic report (Appendix H) as
well as some downstream stormwater drainage infrastructure improvements. Additionally, the Project
would require off-site improvements associated with the extension of and connection of the Project site
to sewer and water lines.

Glen Helen Specific Plan Amendment

Currently, the GHSP-DR zoning allows for residential land uses, service commercial uses, and recreation
entertainment uses. The GHSP-DR designation also allows for the application of planned development
residential consisting of single-family homes on large lots. Examples of allowable uses under the existing
GHSP include recreational vehicle (RV) parks, campgrounds, bed and breakfast establishments,
restaurants, and limited retail commercial. A full list of allowed uses, with minor use permits (MUPs) or
conditional use permits (CUPs) are available within the GHSP, Page 2-77. Refer to Figure 3-3: Existing
Zoning for a visual representation of the areas of the GHSP that are presently designated as DR.

The SPA proposed as part of the Project would expand the allowable and conditionally allowable uses
while also expanding the intended uses within the GHSP-DR designation to include general service retail,
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government/civic uses, and to strategically provide services and hospitality uses adjacent to the existing
residential communities and to travelers along the Interstate system.

Minor Use Permits

The SPA provides an expanded definition for the allowable uses under the MUP for restaurants without
drive-thru service. This expanded definition specifies that these restaurants may include outdoor seating,
where previously this was not explicitly stated.

Conditional Use Permits

The SPA would allow for additional uses to be conditionally permitted in the GHSP-DR designation.
Specifically relating to retail trade and personal services. The SPA would allow coffee shops/quick serve
restaurants with drive-through, small and large format grocery stores and specialty food stores, and
pharmacy/drug store with or without drive-through would be conditionally permitted with the approval
of the SPA. These changes to the CUP would allow for more community focused retail to be available on
the Project site to support nearby residential communities. Further, the SPA would allow
government/civic facilities to be sited in the GHSP-DR designation, such as the Fire/Sheriff station that the
Project proposes.

Planned Development Uses

The SPA would expand the definition of the types of uses that would be allowable as part of a Planned
Development (PD) in addition to the single- and multi-family residential with associated commercial and
recreational uses and amenities. These uses include professional services, such as: banks, financial
services, real estate offices, medical and dental offices, and copy and mail centers. Additionally, retail
trade/personal services, such as: appliance and hardware stores (general merchandise retail), beauty
salons, nail salons, barber shops, dry cleaner, florist and other personal service uses, convenience stores
w/alcoholic beverage sales, digital billboards, mini storage, car condos, and indoor/outdoor RV storage,
off-site signs (outdoor displays, static or/and dynamic), freeway signs including all freeway oriented
advertising, outdoor commercial uses including vehicle sales and rentals, service/gas stations, including
service/gas stations with convenience stores, w/alcoholic beverage sales, and warehouse retail.

3.7 Project Objectives

The Project implements the goals and policies of the County’s Countywide Plan; the GHSP serves as an
extension of this Plan; and can be used as both a policy and a regulatory document. The purpose of this
Project is to implement the vision laid out in the Project objectives by providing additional flexibility to
the existing GHSP.

The Project would increase the County’s commercial and retail capacity and further fortify the economic
base of the County. The Project would also develop a portion of the County with new commercial and
retail spaces. The Project would be developed to accomplish the following objectives:

o Objective 1: Reinforce Glen Helen as a prominent gateway and as a regional
entertainment/recreation destination.
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o Objective 2: Provide new retail and commercial development that would serve currently
underserved residents of the area as well as the region in general by providing goods and services
to traffic passing by on the I-15 freeway, which are currently underserved.

o Objective 3: Create new employment opportunities.

. Objective 4: Provide quality public facilities to serve new development, including a Fire and
Sheriff’s station to serve the region.

. Objective 5: Respect the historic roots of the Glen Helen area, including old Route 66 and historic
Devore community, through design themes and cultural activities.

- Objective 6: Establish Glen Helen as an economically sound enclave of specialized businesses and
commercial recreation/entertainment venues.

o Objective 7: Landscaping appropriate to the level of development and in excess of current
landscape coverage standards and sensitive to surrounding areas.

o Objective 8: Provide new retail and commercial development that would be easily accessible from
I-15 and 1-215 by-pass traffic, providing convenient shopping opportunities to by-pass drivers and
reducing overall vehicle miles traveled in the region.

3.8 Project Schedule and Construction

Itis currently anticipated that construction would begin in 2024 with an anticipated opening year of 2028.
The Project requires approximately 2.8 million cubic yards of grading (refer to Figure 3-5: Conceptual
Grading Plan), of which, approximately 2.6 million cubic yards of spoils would be exported from the
Project site, and is anticipated to require approximately three years to complete, starting January 2024
and ending January 2027. Truck haul trips are estimated at approximately 12 to 14 outbound trips per
hour for a total export ranging from approximately 107,700 cubic yards to 123,500 cubic yards starting
January 2024 and ending January 2027. Export would be hauled to a location as yet to be determined
within a 20-mile radius of the Project site. Mitigation measures would be implemented to avoid or
minimize impacts associated with the export of materials; see Sections 4.1: Air Quality, 4.2: Biological
Resources; 4.3: Cultural and Tribal Cultural Resources; 4.4: Geology and Soils; 4.5: Greenhouse Gas
Emissions; 4.6: Noise, 4.7: Transportation, and 7.0: Effects Found not to be Significant. Site development,
utility construction, and other required infrastructure improvements would begin in 2027 and continue
through opening year of 2028. This would constitute approximately four years of active grading and
construction.

3.9 Discretionary Actions and Approvals

The following discretionary permits and approvals are addressed in this Draft SEIR, or would be pursued
as part of future site-specific development plans on the basis of this Draft SEIR:

California Environmental Quality Act — State Clearinghouse No. 2000011093

This Oasis at Glen Helen Parkway Project is considered a “Project” under CEQA. CEQA is a statute that
requires state and local agencies to identify the significant environmental impacts of their actions and to
avoid or mitigate those impacts, if feasible. To document the potential significant impacts, this Draft SEIR
is being prepared for the Project and would be certified by the County prior to approval of the Project or
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any other Project entitlements. Subsequent development within the Specific Plan boundaries deemed
consistent with Specific Plan standards would not require further environmental review. The County is
the lead agency responsible for certification of the Draft SEIR.

Specific Plan Amendment

The Project site is presently zoned as GHSP-DR. The GHSP is a regulatory document that establishes the
development standards and design guidelines for the entire Specific Plan area in a manner that is
consistent with the Countywide Plan and Development Code. The Specific Plan Amendment proposes
relatively minor changes in allowable uses within the existing GHSP-DR zone. The minor changes include
clarifying the types of commercial retail uses and clarifying which uses are permitted outright or allowable
subject to a Conditional Use Permit. The proposed changes would also add residential as an allowable use,
to provide flexibility to adapt to changing market conditions and to provide the County with additional
residential zoning to meet Regional Housing Needs Assessment requirements. At present there are no
residential uses proposed within the PDP project site, as represented by the Overall Site Plan. Any future
residential uses within the GHSP-DR zone would be subject to separate County discretionary review and
approval.

Planned Development Permit

The Oasis at Glen Helen Parkway would be developed in accordance with the PDP as represented by the
Overall Site Plan. The PDP proposes a comprehensive land use plan, circulation plan, streetscape plan,
infrastructure service plan, grading plan, maintenance plan, phasing plan, design guidelines, development
regulations, and implementation measure to guide development of the approximately 32-acre Project site
into a master-planned commercial/retail center that would serve adjacent neighborhoods, communities,
and freeway commuters. Approval of the PDP by the County is required for development to occur on the
Project site.

Tentative Parcel Map — No. 20748

Approval of the Tentative Parcel Map that outlines the proposed subdivision of the Project site into 14
parcels to allow for additional and more refined land uses within the Project area. The Tentative Parcel
Map is included in Figure 3-10: Tentative Parcel Map. The Tentative Parcel Map proposes making the
existing parcel of the Project site into 14 parcels with land uses consisting of a variety of commercial and
retail uses. The existing parcels to be combined include APNs 0239-03-104, 0239-03-132, 0239-03-137,
and 0239-03-150 as well as 6.6 acres of existing Caltrans owned right-of-way. APNs 0239-03-104 and 0239-
03-132 are currently owned by the County, refer to Figure 3-11: Project Parcel Map.

San Bernardino LAFCO Annexation

WVWD Sphere of Influence Amendment and Jurisdictional Change (Annexation)

The San Bernardino County Local Agency Formation Commission (LAFCO) will consider the expansion of
the sphere of influence for WWWD and a subsequent jurisdictional change (annexation) into WVWD’s
service area. This process is required by the Project as the Project site is currently located outside of the
service area for water services provided by WVWD, however, the Project site is partially located within
the sphere of influence of WVWD, approximately 23.62 acres. The Project site is located immediately
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adjacent to WVWD’s service area, a small portion (approximately 2.4 acres) is located within the WVYWD
service area. As part of this process, the sphere of influence for WYWD would be amended to include the
entirety of the Project site, while also conforming to the City of Rialto’s sphere of influence (described
below). Approximately 8.55 acres of the Project site would be added to the WVWD sphere of influence
(Figure 3-12: West Valley Water District Boundaries). A reorganization for annexation (expansion) of the
WVWD’s service area would occur to include the Project site. This reorganization would add
approximately 29.77 acres of the Project site into the WVWD service area.

The Project would essentially go through a five-step annexation process:
1. Pre-Application 4. Protest Proceedings
2. Application Filing and Processing 5. Final Certification

3. LAFCO Review and Consideration

When the LAFCO executive officer is satisfied that all elements of the Cortese-Knox-Hertzberg (CKH) Act
have been properly addressed, and that all conditions have been met, the executive officer will issue a
certificate of completion. The annexation is not complete until it has been certified by the executive officer
(CGC Section 57200). The commission may establish an “effective date” for the annexation. Alternatively,
the effective date will be the date the certificate of completion is recorded by the County Recorder (CGC
Section 57202). Once the annexation is recorded, there is no administrative recourse except by legal
challenge.®

San Bernardino Valley Water District (SBVMWD) Annexation

Reorganization to include an Annexation request to the San Bernardino Valley Water District (SBVMWD)
as the wholesale water provider/State Water contractor for the area that provides water to serve the
Project. The entire Project would be annexed to the SBVMWD service boundary consistent with the
boundaries as described above for the reorganization of the Project site into the WVWD service area.

City of Rialto Sphere of Influence Amendment

During consultation with the San Bernardino LAFCO, it was recommended to amend the sphere of
influence of the City of Rialto (expansion) to include the Project site. The City of Rialto sphere of influence
includes approximately 21.52 acres of the Project site — 10.65 acres to be added; see Figure 3-13: City of
Riato Sphere of Influence. This would conform the City of Rialto’s sphere of influence with the WVWD
sphere of influence and would ensure consistency with the Commission’s “Community-by-Community
Approach” Policy in establishing spheres of influence. This amendment would reduce jurisdictional islands
and ensure that parcels are covered by consistent jurisdictions.

County of San Bernardino Special Districts

County Service Area 70 — Glen Helen Annexation — Wastewater Services

Reorganization to include an Annexation request to the CSA70-GH by the County Board of Supervisors to
serve the Project site with wastewater and sanitary services. CSA70-GH includes approximately 27.71

& California OPR. 2012. LAFCOs, General Plans, and City Annexations.
http://www.sbcounty.gov/uploads/lafco/items/201205/item_11_supplemental.pdf (accessed August 2023).
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acres of the Project site — 4.46 acres to be added; see Figure 3-14: County Service Area 70 Glen Helen.
The County Special Districts provides service boundaries for areas of the County that are service by County
owned and operated utilities. Approval of this annexation by the County is required for sanitary services
to be provided to the Project site.

County of San Bernardino

The County of San Bernardino and the Project Applicant would enter into a combination of any of the
following:

o Agreement of Purchase and Sale and/or an

o Exchange Agreement and/or a

« Disposition and Development Agreement and/or a
. Disposition Agreement and/or an

e« Owner Participation Agreement

These Agreements will facilitate the acquisition of the portion of the project site that is currently owned
by the County, the development of the project site and the subsequent sale or exchange of a portion of
the developed site to the County.

Caltrans Encroachment Permit

Approval of a Caltrans Encroachment Permit for encroachment within State highway right of way (I-15).
Per Caltrans, an encroachment permit must be obtained for all proposed activities related to the
placement of encroachments within, under, or over the State highway rights of way. The Applicant will
complete a Standard Encroachment Permit Application (TR-0100), with associated supporting
documentation, and submit to the appropriate District Encroachment Permits Office (District 8) having
jurisdictional authority over the proposed encroachment site.

3.10 Required Agency Approvals

Section 15124 (d) of the State CEQA Guidelines requires that an EIR project description include a list of
permits and other approvals required to implement a proposed project, the agencies expected to use the
EIR in their decision making, and related environmental review and consultation requirements. The
anticipated approvals required to implement the Project are identified below in Table 3-3: Agency
Approvals for the Proposed Project, by agency:

Table 3-3: Agency Approvals for the Proposed Project
Agency Approval/Permit ‘

County of San Bernardino e  Final SEIR Certification
e  Specific Plan Amendment Approval
e Tentative Parcel Map
e Planned Development Permit
e Building Plans/Permits
e  Grading Plans/Permits

e Certificates of Occupancy
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e Infrastructure Plans/Permits

e Landscape Plan

e Drainage Plan

e  Water and Sewer Plan

e Site Development Plan

e  Water Quality Management Plan

e Native Tree or Plant Removal Permit

e Annexation to County Service Area 70 GH

e Any of the following:
—  Agreement of Purchase and Sale and/or an
—  Exchange Agreement and/or a
— Disposition and Development Agreement and/or a
— Disposition Agreement and/or an
—  Owner Participation Agreement

West Valley Water District (WVWD) e Approval of plans and connection to existing systems

Regional Water Quality Control Board e National Pollutant Discharge Elimination System —
General Construction Permit

San Bernardino County Flood Control District e Approval of modifications to existing drainage features

San Bernardino County Special Districts e Extension of wastewater services

South Coast Air Quality Management District e Dust Control Plan, and other permits as necessary

California Department of Transportation e  Encroachment Permit

LAFCO e  WVWD Sphere of Influence Amendment and Annexation

e San Bernardino Valley Municipal Water District (SBVMD)

Annexation

e  City of Rialto Sphere of Influence Amendment
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