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1.0 BACKGROUND 

1.1 Summary 

Project Title: Pepper Clinic Development Project 

Lead Agency Name 
and Address: 

City of Colton 
650 North La Cadena Drive 
Colton, CA 92324 

Contact Person and 
Phone Number: 

David Alvarez, Senior Planner 
City of Colton 
(909) 370-5596 

Project Location: The Pepper Clinic Development Project is located on an approximately 9-acre 
(392,040 square feet) vacant parcel in the City of Colton, San Bernardino 
County, California. The Proposed Project Area is located on the western side of 
North Pepper Avenue and approximately 625 feet south of West San 
Bernardino Avenue (Figures 1-1 and 1-2). The Project Area comprises one 
parcel: Assessor’s Parcel Number 0254-071-10. As depicted on the U.S. 
Geological Survey San Bernardino South, California 7.5-minute topographic 
quadrangle, the Proposed Project Area is located within Section 24, Township 1 
South, Range 5 West, San Bernardino Principal Meridian. 

General Plan 
Designation: 

Colton Hub City Centre Specific Plan (CHCCSP) Office Mixed Use (OMU); 
Natural Habitat (OS/H) 

Zoning Designation: CHCCSP Office Mixed Use (OMU); Natural Habitat (OS/H) 

1.2 Introduction 

The City of Colton (City) is the Lead Agency for this Initial Study. The Initial Study has been prepared to 
identify and assess the anticipated environmental impacts of the Pepper Clinic Development Project 
(Proposed Project). This document has been prepared to satisfy the California Environmental Quality Act 
(CEQA) (Public Resource Code [PRC], Section 21000 et seq.) and State CEQA Guidelines (14 California 
Code of Regulations 15000 et seq.). CEQA requires that all state and local government agencies consider 
the environmental consequences of projects over which they have discretionary authority before acting 
on those projects. A CEQA Initial Study is generally used to determine which CEQA document is 
appropriate for a Project (Negative Declaration, Mitigated Negative Declaration [MND], or Environmental 
Impact Report [EIR]).  
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1.3 Surrounding Land Uses/Environmental Setting 

The Pepper Clinic Development Project is located in the City of Colton, in San Bernardino County (County). 
The Project Area is located on the west side of North Pepper Avenue and approximately 625 feet south of 
West San Bernardino Avenue.  

The Project Area is zoned and has a land use designation of Office Mixed Use (OMU) and Natural Habitat 
(OS/H) per the City’s Colton Hub City Centre Specific Plan (CHCCSP). The Project would need a 
Conditional Use Permit (CUP) to allow for the development of a three-story parking structure, and a five-
story, 112 room hotel within the CHCCSP OMU zone. Table 1-1 describes the land uses surrounding the 
Project Area (Figure 1-3). 

Table 1-1. Surrounding Land Uses 

Area Land Use Designation Zoning Designation Existing Land Use 

Project 
Area 

CHCCSP: Office Mixed Use (OMU); 
Natural Habitat (OS/H) CHCCSP: OMU; OS/H Vacant Land 

North CHCCSP: OMU; OS/H CHCCSP: OMU; OS/H Vacant Land; Vocational 
School; Vacant building 

East 
CHCCSP: OMU 
General Plan: Public/ Institution 

CHCCSP: OMU 
Zoning Ordinance: Public/Institutional 
Zone (P I) 

University Building; 
Medical Offices 

South CHCCSP: Retail (R) CHCCSP: R Retail Buildings 

West CHCCSP: OS/H CHCCSP: OS/H Vacant Land 

Source:  City of Colton 2014a, 2019a, 2019b 
Notes:  CHCCSP = Colton Hub City Centre Specific Plan 
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Figure 1-3. Surrounding Land Uses 
2024-179.01 Pepper Development Project 

Source: City of Colton 2014a 
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2.0 PROJECT DESCRIPTION 

2.1 Project Background 

The Project Area is located within the Colton Hub City Centre Specific Plan Area and is surrounded by 
vacant land and the Center for Employment Training adjacent to the north; an abandoned structure 
adjacent to the northwest; vacant undeveloped land adjacent to the west and south; a church family 
service center to the south; and Arrowhead Regional Medical Center (ARMC) across North Pepper Avenue 
to the east. Residential uses exist beyond West San Bernardino Avenue to the north and a commercial 
retail center exists to the northwest. The Colton Golf Course is located west of the Project Area beyond 
the vacant and undeveloped parcels adjacent to the Project Area. Additional commercial uses are located 
approximately 0.3-mile to the south along the Interstate 10 corridor. The site is currently undeveloped 
and an electrical transmission line with steel towers currently runs through the site. A review of historical 
aerial photography reveals that the site has remained vacant and undeveloped since the early 1930s.  

2.2 Project Characteristics 

The Project Applicant proposes to construct a three-story 60,000-square-foot medical office clinic, a five-
story 71,000-square-foot commercial hotel, a three-story parking structure, surface parking areas, and 
associated site improvements such as curb and gutter, utilities, and landscaping on an approximately 9-
acre (392,040 square feet) vacant parcel in the City of Colton. The remaining 5.1 acres in the western 
portion of the Project parcel will be a dedicated conservation area for the Delhi Sands flower-loving fly 
(Rhaphiomidas terminatus abdominalis) in accordance with the West Valley Habitat Conservation Plan 
(Figure 2-1). 

The proposed three-story medical clinic would be a “build to suit” for the nearby ARMC located across 
North Pepper Avenue to the east. The proposed clinic would include seven different medical departments 
(Primary Care, Lab and Radiology, Non-Stress Test, Pediatrics, Women’s Health, Specialty Medical Clinics, 
Employee Health and Wellness) and an employee conference center. The proposed five-story hotel would 
be branded as a Home 2 Suites by Hilton and would provide 112 guest rooms and guest amenities such 
as a pool, fitness center, and bar. The proposed structures would be supported by a conventional slab-on-
grade foundation system with perimeter-spread footings and isolated interior footings. Other 
improvements include concrete and asphalt pavement, hardscape, and landscaping.  

The proposed parking structure and surface parking areas would provide approximately 341 parking stalls 
to service both the medical clinic and the hotel. Approximately 205 parking stalls would be provided in 
the structure and 136 stalls would be provided in the surface parking areas, including Americans with 
Disability Act (ADA)-compliant and Electric Vehicle (EV)-capable stalls. This exceeds the 300-parking stall 
requirement for a medical office of the proposed size. Short and long-term bicycle parking will also be 
provided. 

The Project Area is located in the CHCCSP zone within Planning Area 19, which is designated for OMU 
uses (City of Colton 2014a). The CHCCSP describes the OMU designation as intended to provide 
opportunities for corporate, executive, professional offices, banking, savings and loan institutions, medical 
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facilities, laboratories, pharmacies, durable medical equipment sales and leasing. The OMU designation 
provides for uses complementary to ARMC. Under the OMU designation, retail (includes hotels) and 
parking structures are conditionally permitted uses upon the issuance of a CUP (City of Colton 2014a). A 
CUP is also required to allow for the issuance of a Type 21 (Off-Sale General Liquor) Alcohol Beverage 
Control License which the Project is seeking to obtain. 

In addition to the CUP, the Project requires variances for front setback of parking from 15 feet to 10 feet, 
rear setback from 15 feet to 0 feet, and reduction of parking requirements from 414 stalls to 321 stalls. A 
minor variance is required for the increase of the hotel structure’s allowable height from 60 feet to 65 feet. 
Approval of these entitlements would render the Proposed Project in full compliance with City regulations. 

2.2.1 Operating Hours and Personnel  

The hours of operation for the proposed medical clinic are typical office hours Monday through Friday for 
outpatients. There are currently no plans for overnight stays at the clinic. 

The proposed hotel will be operational 24 hours per day, 7 days per week. Approximately 10 employees 
per shift is expected. It is anticipated that occupancy would be 75 percent per day with guests expected to 
stay 3 to 5 nights at a time.  

2.2.2 Vehicular/Pedestrian Traffic and Access 

Ingress and egress to and from the Project Area will be through two proposed driveways on North Pepper 
Avenue that lead directly to the Project’s surface parking lot. Due to the existing median on North Pepper 
Avenue, access to and from both driveways will be limited to a right-in/right-out configuration. Pedestrian 
and emergency vehicle access to the site would also be available via North Pepper Avenue.  

2.2.3 Utilities 

The City of Colton would be the Project’s water and sewer service provider and this infrastructure already 
exists in the vicinity of the Project Area. New utility connections would be required to serve the Project. 
The City sits on one of the largest potable aquifers in the state of California and all of the City’s water 
comes from deep water wells. The West Valley Water District, also provides water service to the area west 
of Pepper Avenue. The City owns, operates, and maintains a wastewater collection, pumping, and 
treatment system for itself, the City of Grand Terrace, and unincorporated County areas. Colton’s Electric 
Utility provides electricity within the City and would provide electricity for the Proposed Project. Natural 
gas service in the City is provided by Southern California Gas Company (SoCalGas), which owns the one 
major natural gas pipeline that runs through northern Colton along Mill Street. 

2.3 Project Timing 

Project completion is estimated to be 2 years after Project approval. 
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2.4 Regulatory Requirements, Permits, and Approvals 

The following approvals and regulatory permits would be required for implementation of the Proposed 
Project: 

 Tentative Parcel Map: Subdivision of parcel into three parcels located on a vacant lot along 
Pepper Avenue 

 Conditional Use Permit: A CUP to allow for the development of a hotel and a parking structure 
within the CHCCSP OMU zone, and a Type 21 (Off-Sale General Liquor) Alcohol Beverage Control 
License.  

 Architectural and Site Plan Review and Approval: An Architectural and Site Plan Review and 
Approval to allow for the construction of a new three-story medical office clinic totaling 
approximately 60,000 sq. ft. and five-story hotel building totaling approximately 71,000 sq. ft. on 
an undeveloped site.  

 Variances: Variances for front setback of parking from 15 feet to 10 feet, rear setback from 15 feet 
to 0 feet; and reduction of parking requirements from 414 stalls to 341 stalls. 

 Minor Variance: Minor variance for increase of allowed height of hotel structure from 60 feet to 
65 feet.
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Figure 2-1. Site Plan 
2024-179.01 Pepper Development Project 

Source: ATC Design Group 2024 
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3.0 ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED AND 
DETERMINATION 

3.1 Environmental Factors Potentially Affected 

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

 Aesthetics  Greenhouse Gas Emissions   Public Services  

 Agriculture and Forestry Resources  Hazards/Hazardous Materials  Recreation 

 Air Quality  Hydrology/Water Quality  Transportation 

 Biological Resources  Land Use and Planning  Tribal Cultural Resources 

 Cultural Resources  Mineral Resources  Utilities and Service Systems 

 Energy  Noise  Wildfire 

 Geology and Soils  Population and Housing  Mandatory Findings of Significance 

Determination 

On the basis of this initial evaluation: 

I find that the Project COULD NOT have a significant effect on the environment, and a NEGATIVE 
DECLARATION will be prepared. 

 

I find that although the Project could have a significant effect on the environment, there will not be a 
significant effect in this case because revisions in the project have been made by or agreed to by the project 
proponent. A MITIGATED NEGATIVE DECLARATION will be prepared. 

 

I find that the Project MAY have a significant effect on the environment, and an ENVIRONMENTAL IMPACT 
REPORT is required. 

 

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

 

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

 

 

 David Alvarez Senior Planner  Date 
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3.2 Evaluation of Environmental Impacts 

3.2.1 Evaluation Process 

1) A brief explanation is required for all answers except “No Impact” answers that are adequately 
supported by the information sources a lead agency cites in the parentheses following each 
question. A “No Impact” answer is adequately supported if the referenced information sources 
show that the impact simply does not apply to projects like the one involved (e.g., the project falls 
outside a fault rupture zone). A “No Impact” answer should be explained where it is based on 
project-specific factors as well as general standards (e.g., the project will not expose sensitive 
receptors to pollutants, based on a project-specific screening analysis).  

2) All answers must take account of the whole action involved, including offsite as well as onsite, 
cumulative as well as project-level, indirect as well as direct, and construction as well as 
operational impacts.  

3) Once the lead agency has determined that a particular physical impact may occur, then the 
checklist answers must indicate whether the impact is potentially significant, less than significant 
with mitigation, or less than significant. “Potentially Significant Impact” is appropriate if there is 
substantial evidence that an effect may be significant. If there are one or more “Potentially 
Significant Impact” entries when the determination is made, an EIR is required.  

4) “Negative Declaration: Less than Significant with Mitigation Incorporated” applies where the 
incorporation of mitigation measures has reduced an effect from “Potentially Significant Impact” 
to a “Less than Significant Impact.” The lead agency must describe the mitigation measures, and 
briefly explain how they reduce the effect to a less than significant level (mitigation measures 
from Section XVII, “Earlier Analyses,” may be cross-referenced).  

5) Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, 
an effect has been adequately analyzed in an earlier EIR or negative declaration. Section 
15063(c)(3)(D). In this case, a brief discussion should identify the following:  

a. Earlier Analysis Used. Identify and state where they are available for review.  

b. Impacts Adequately Addressed. Identify which effects from the above checklist were 
within the scope of and adequately analyzed in an earlier document pursuant to 
applicable legal standards, and state whether such effects were addressed by mitigation 
measures based on the earlier analysis.  

c. Mitigation Measures. For effects that are “Less than Significant with Mitigation 
Incorporated,” describe the mitigation measures that were incorporated or refined from 
the earlier document and the extent to which they address site-specific conditions for the 
project.  

6) Lead agencies are encouraged to incorporate into the checklist references to information sources 
for potential impacts (e.g., general plans, zoning ordinances). Reference to a previously prepared 
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or outside document should, where appropriate, include a reference to the page or pages where 
the statement is substantiated.  

7) Supporting Information Sources: A source list should be attached, and other sources used, or 
individuals contacted should be cited in the discussion.  

8) This is only a suggested form, and lead agencies are free to use different formats; however, lead 
agencies should normally address the questions from this checklist that are relevant to a project’s 
environmental effects in whatever format is selected.  

9) The explanation of each issue should identify:  

a. The significance criteria or threshold, if any, used to evaluate each question.  

b. The mitigation measure identified, if any, to reduce the impact to less than significant. 
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4.0 ENVIRONMENTAL CHECKLIST AND DISCUSSION 

4.1 Aesthetics 

4.1.1 Environmental Setting 

The City of Colton is defined by its proximity to the Santa Ana River, Jurupa Hills, La Loma Hills, and Reche 
Canyon as well as its Colton Sand Dune system, one of the largest sand dune formations in Southern 
California (City of Colton 2013a). The CHCCSP is located in the western part of the City, east of the City of 
Rialto boundary and north of Interstate 10 (I-10). Mountain ranges surrounding the City include the San 
Gabriel Mountains to the north and northwest, San Bernardino Mountains to the east, Box Spring 
Mountains and Slover Mountain to the southeast, and Jurupa Hills to the southwest. 

Light sources in the CHCCSP area include headlights of vehicles traveling on roadways, residential 
lighting, streetlights, recreational, advertising, security lighting, lighting associated with the ARMC and 
Colton Golf Course. There are also sections of undeveloped land with no light sources (City of Colton 
2014b). 

4.1.1.1 Regional Setting 

State Scenic Highways  

The California Scenic Highway Program protects and enhances the scenic beauty of California’s highways 
and adjacent corridors. A highway can be designated as scenic based on how much natural beauty can be 
seen by users of the highway, the quality of the scenic landscape, and if development impacts the 
enjoyment of the view. According to the California Department of Transportation (Caltrans), there are no 
state-designated scenic highways in the City of Colton (Caltrans 2024). 

4.1.1.2 Visual Character of the Project Area 

The Project Area consists of vacant land with low-growing vegetation. Surrounding properties include 
vacant land and a vocational school to the north, medical offices to the east, retail businesses to the 
south, and vacant land to the west.  

4.1.2 Aesthetics (I) Environmental Checklist and Discussion 

Except as provided in Public Resources Code Section 
21099, would the Project: 

Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) have a substantial adverse effect on a scenic 
vista?     

Less than Significant Impact. 

The City of Colton General Plan Open Space and Conservation Element (City of Colton 1987a) identifies 
principles to preserve and protect scenic vistas and visual features, however, no specific scenic vistas are 
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identified. Scenic views in the City include the San Gabriel Mountains to the north and northwest, San 
Bernardino Mountains to the east, Box Spring Mountains to the south, and Jurupa Mountains to the 
southwest. 

Views of the mountains from local roads adjacent to the Project Area are mostly obstructed by existing 
intervening mature trees and structures. There are distant views of the San Gabriel Mountains from North 
Pepper Avenue; however, this view will not be obstructed by the Proposed Project due to the flatness of 
the area and the orientation of the roadway network. The preservation of scenic vistas would occur 
through view corridors established by the roadway network. The planned medical clinic and hotel will not 
cause any substantial changes from the views around the Project Area and therefore will not cause a 
substantial adverse effect on existing scenic vista. The Proposed Project would have a less than significant 
impact and no mitigation is required. 

Except as provided in Public Resources Code Section 
21099, would the Project: 

Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

No Impact. 

According to Caltrans, there are no officially designated state scenic highways in the City (Caltrans 2024). 
State Route (SR) 38 in the City of Redlands and the San Bernardino Mountains is an eligible state scenic 
highway; however, it is located approximately 9.8 miles east of the Project Area at its closest point. The 
Project Area does not contain any trees, rock outcroppings, or historic buildings. Therefore, no damage to 
scenic resources would occur. There would be no impact, and no mitigation is required. 

Except as provided in Public Resources Code Section 
21099, would the Project: 

Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

c) In non-urbanized 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 Impact. 

The Project is located in an urbanized area surrounded by existing commercial businesses, medical offices, 
a medical center, and some areas of vacant land. The Project Area is currently vacant and contains low-
growing vegetation. An electrical transmission line with steel towers currently runs through the site. The 
proposed construction will result in the development of a three-story medical office clinic, a five-story 
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commercial hotel, a three-story parking structure, surface parking areas, and associated site 
improvements. Landscaping would also be installed per City code. A CUP would be required to allow for 
the development of a three-story parking structure and a five-story hotel within the CHCCSP zone. The 
Project also includes variances for front setback of the parking area from 15 feet to 10 feet, rear setback 
from 15 feet to 0 feet, and a reduction of parking requirements from 414 stalls to 321 stalls. A minor 
variance is required for the increase of the hotel structure’s allowable height from 60 feet to 65 feet. With 
the CUP and variances, the Project would not conflict with CHCCSP zoning. Additionally, the Project would 
be constructed in accordance with applicable City design regulations and would be subject to City review 
prior to approval and construction.  

Development of the site would convert an area that is currently mostly vacant into an urbanized setting 
with multi-story structures, asphalt pavement, and landscaping. Therefore, the change in the character of 
the site would be recognizable and would constitute a permanent alteration of the existing visual 
character of the Project Area. Although the visual characteristic of the Project Area would change, the 
Proposed Project would replace the existing vacant parcel with an attractive, well-designed development 
through the use of architectural elements, landscaping, and design. In addition, the Proposed Project 
would be designed and constructed per applicable City Municipal Code and General Plan standards. 
Furthermore, the Project Area is zoned OMU per the CHCCSP indicating that the Project Area is 
envisioned for development with the type, scale, and intensity of uses that complement and are 
compatible with existing developed uses in the vicinity such as ARMC. Therefore, because no 
demonstrable negative aesthetic effect to the existing visual character or quality of the Project Area or 
surroundings is anticipated to result from the Proposed Project, no significant impact related to this issue 
would occur. Impacts would be less than significant, and no mitigation is required. 

Except as provided in Public Resources Code Section 
21099, would the Project: 

Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

d) Would the project create a new source of 
substantial light or glare, which would adversely 
affect day or nighttime views in the area? 

    

Less than Significant Impact. 

The Project Area is located within an urban environment with pre-existing light pollution from adjacent 
development (e.g., ARMC, paved roadways, and commercial and residential development). The Project 
includes the exterior building lighting and parking lot pole fixtures. The type, density, and intensity of light 
proposed onsite are typical of office mixed use, business parks, and retail mixed use buildings in the 
CHCCSP area. The Proposed Project does not include the use of reflective façades that would result in 
substantial glare and would not introduce a substantial new source of light or glare to an area where none 
previously existed. New onsite lighting will be designed, installed, and maintained to satisfy applicable 
CHCCSP requirements and would ensure nighttime lighting would not spillover into adjacent areas. 
Therefore, impacts would be less than significant and no mitigation is required. 
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4.1.3 Mitigation Measures 

No significant impacts were identified, and no mitigation measures are required. 

4.2 Agriculture and Forestry Resources 

4.2.1 Environmental Setting 

“Forest land” as defined by PRC Section 12220(g) is “…land that can support 10-percent native tree cover 
of any species, including hardwoods, under natural conditions, and that allows for management of one or 
more forest resources, including timber, aesthetics, fish and wildlife, biodiversity, water quality, recreation, 
and other public benefits.” 

“Timberland” as defined by Public Resources Code Section 4526 means “…land, other than land owned by 
the federal government and land designated by the board as experimental forest land, which is available 
for, and capable of, growing a crop of trees of a commercial species used to produce lumber and other 
forest products, including Christmas trees. Commercial species shall be determined by the board on a 
district basis.” 

“Timberland zoned Timberland Production” is defined by PRC Section 51104(g) as “...an area which has 
been zoned pursuant to Section 51112 or 51113 and is devoted to and used for growing and harvesting 
timber, or for growing and harvesting timber and compatible uses, as defined in subdivision h.” 

The California Department of Conservation (DOC), Farmland Mapping and Monitoring Program, compiles 
important farmland maps pursuant to the provisions of Section 65570 of the California Government Code. 
These maps utilize data from the United States Department of Agriculture, Natural Resource Conservation 
Service (NRCS) soil survey and current land use information using eight mapping categories, and they 
represent an inventory of agricultural resources within San Bernardino County. The City of Colton is 
almost completely developed and does not have any designated Prime or Unique Agricultural Land (DOC 
2024). Additionally, according to the City’s General Plan, the City does not include any land designated for 
agricultural use (City of Colton 2013a). 

4.2.2 Agriculture and Forestry Resources (II) Environmental Checklist and Discussion 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

No Impact. 
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According to the California Important Farmland Finder, the Project Area is located on land classified as 
Other Land and is surrounded by land classified as Urban and Built-Up Land (DOC 2024). As the Proposed 
Project is not located on land classified as prime farmland, unique farmland, or farmland of statewide 
importance, it would not convert these agricultural lands to non-agricultural use. No impact would occur, 
and no mitigation is required.  

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

No Impact. 

According to the most current General Plan and CHCCSP land use and zoning maps, the City does not 
contain any agricultural land use or zoning designations, and the Project Area supports no agricultural 
activities (City of Colton 2014a, 2019a, 2019b). The Project Area is also not under a Williamson Act 
contract (DOC 2023). The Proposed Project would not conflict with zoning for agricultural use or a 
Williamson Act Contract. No impact would occur, and no mitigation is required.  

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

c) Conflict with existing zoning for, or cause 
rezoning of, forest land (as defined in Public 
Resources Code section 12220(g)), timberland (as 
defined by Public Resources Code section 4526), 
or timberland zoned Timberland Production (as 
defined by Government Code section 51104(g))? 

    

No Impact. 

The Project Area is not located on land designated for forest land, timberland, or timberland zoned 
timberland production (City of Colton 2014a, 2019a, 2019b). No impact would occur, and no mitigation is 
required.  

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

No Impact. 
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The Project Area is not zoned for forest land, timberland, or timberland production (City of Colton 2014a, 
2019a, 2019b). Therefore, the Proposed Project would not result in the loss of forest land or conversion of 
forest land to non-forest use. No impact would occur, and no mitigation is required.  

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

No Impact. 

The Project Area and surrounding properties are not currently designated for agriculture. The Project Area 
is located on land designated as Other Land and the surrounding areas are designated as Urban and 
Built-Up Land (DOC 2024). Development in the Project Area would not result in the conversion of 
farmland to non-agricultural use or conversion of forest land to non-forest use. No impact would occur, 
and no mitigation is required.  

4.2.3 Mitigation Measures 

No significant impacts were identified, and no mitigation measures are required. 

4.3 Air Quality 

4.3.1 Environmental Setting 

Air quality in a region is determined by its topography, meteorology, and existing air pollutant sources. 
These factors are discussed below, along with the current regulatory structure that applies to the South 
Coast Air Basin (SoCAB), which encompasses the Project Area, pursuant to the regulatory authority of the 
South Coast Air Quality Management District (SCAQMD). 

ECORP Consulting, Inc. (ECORP) prepared an Air Quality and Greenhouse Gas (GHG) Emissions 
Assessment for the Proposed Project to estimate project-generated criteria air pollutants, health risk, and 
GHG emissions attributable to the Project and to determine the level of impact the Project would have on 
the environment (ECORP 2024a; Appendix A). 

The City of Colton is located within San Bernardino County. The California Air Resource Board (CARB) has 
divided California into regional air basins according to topographic features. The City of Colton portion of 
San Bernardino County is located in a region identified as SoCAB. SoCAB occupies the non-desert 
portions of Los Angeles, Riverside, and San Bernardino counties and all of Orange County. The air basin is 
on a coastal plain with connecting broad valleys and low hills and is bounded by the Pacific Ocean on the 
southwest, with high mountains forming the remainder of the perimeter. The mountain ranges to the east 
affect the diffusion of pollutants by inhibiting the eastward transport of pollutants. Air quality in the 
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SoCAB generally ranges from fair to poor and is similar to air quality in most of coastal Southern 
California. The entire region experiences heavy concentrations of air pollutants during prolonged periods 
of stable atmospheric conditions.  

The U.S. Environmental Protection Agency (EPA) and CARB designate air basins or portions of air basins 
and counties as being in “attainment” or “nonattainment” for each of the criteria pollutants. Areas that do 
not meet the standards are classified as nonattainment areas. The National Ambient Air Quality Standards 
(NAAQS) (other than Ozone [O3], Particulate Matter Less than 10 Microns in Diameter [PM10], Particulate 
Matter Less than 2.5 Microns in Diameter [PM2.5], and those based on annual averages or arithmetic 
mean) are not to be exceeded more than once per year. The NAAQS for O3, PM10, and PM2.5 are based on 
statistical calculations over one- to three-year periods, depending on the pollutant. The California 
Ambient Air Quality Standards (CAAQS) are not to be exceeded during a three-year period. The 
attainment status for the San Bernardino County portion of the SoCAB, which encompasses the Project 
Area, is included in Table 4.3-1. 

Table 4.3-1. Attainment Status of Criteria Pollutants in the San Bernardino County Portion of the 
SoCAB 

Pollutant State Designation Federal Designation 

Ozone (O3) Nonattainment Nonattainment 

Particulate Matter Less than 10 
Microns in Diameter (PM10) 

Nonattainment Attainment 

Particulate Matter Less than 2.5 
Microns in Diameter (PM2.5) 

Nonattainment Nonattainment 

Carbon Monoxide (CO) Attainment Unclassified/Attainment 

Nitrogen Dioxide (NO2) Attainment Unclassified/Attainment 

Sulfur Dioxide (SO2) Unclassified/Attainment Unclassified/Attainment 

Source: CARB 2022a 

The determination of whether an area meets the state and federal standards is based on air quality 
monitoring data. Some areas are unclassified, which means there is insufficient monitoring data for 
determining attainment or nonattainment. Unclassified areas are typically treated as being in attainment. 
Because the attainment/nonattainment designation is pollutant-specific, an area may be classified as 
nonattainment for one pollutant and attainment for another. Similarly, because the state and federal 
standards differ, an area could be classified as attainment for the federal standards of a pollutant and as 
nonattainment for the state standards of the same pollutant. The region is designated as a nonattainment 
area for the federal O3 and PM2.5 standards and is also a nonattainment area for the state standards for 
O3, PM2.5 and PM10 (CARB 2022a). 

4.3.1.1 Sensitive Receptors 

Sensitive receptors are defined as facilities or land uses that include members of the population who are 
particularly sensitive to the effects of air pollutants, such as children, the elderly, and people with illnesses. 
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Examples of these sensitive receptors are residences, schools, hospitals, and daycare centers. CARB has 
identified the following groups of individuals as the most likely to be affected by air pollution: the elderly 
over 65, children under 14, athletes, and persons with cardiovascular and chronic respiratory diseases such 
as asthma, emphysema, and bronchitis. The SCAQMD defines sensitive receptors as any residence 
including private homes, condominiums, apartments, and living quarters, schools, preschools, daycare 
centers, and health facilities such as hospitals or retirement and nursing homes, long term care hospitals, 
hospices, prisons, and dormitories or similar live-in housing.  

The Project is proposing the construction and operation of a 3-story medical facility, a 5-story hotel that 
would include 112 units and amenities such as a pool, and associated parking (both enclosed in a parking 
structure and unenclosed surface parking). The nearest sensitive receptors would be the residences 
located on West San Bernardino Avenue to the north and the ARMC on the eastern side of North Pepper 
Avenue. The residences on West San Bernardino Avenue are located approximately 730 feet north of the 
Project’s north boundary and the ARMC drop-off area is located approximately 400 feet distant from the 
Proposed Project’s eastern boundary. 

South Coast Air Quality Management District 

The SCAQMD is the air pollution control agency for all of Orange County and the urban portions of Los 
Angeles, Riverside, and San Bernardino counties, including the Project Area. The agency’s primary 
responsibility is ensuring that the NAAQS and CAAQS are attained and maintained in the SoCAB. The 
SCAQMD is also responsible for adopting and enforcing rules and regulations concerning air pollutant 
sources, issuing permits for stationary sources of air pollutants, inspecting stationary sources of air 
pollutants, responding to citizen complaints, monitoring ambient air quality and meteorological 
conditions, awarding grants to reduce motor vehicle emissions, and conducting public education 
campaigns, as well as many other activities. All projects are subject to SCAQMD rules and regulations in 
effect at the time of construction. The following is a list of noteworthy SCAQMD rules that are required of 
construction activities associated with the Proposed Project: 

 Rule 212 (Standards for Approving Permits and Issuing Public Notice)- This rule requires the 
applicant to show that the equipment used of which may cause the issuance of air contaminants 
or the use of which may eliminate, reduce, or control the issuance of air contaminants, is so 
designed, controlled, or equipped with such air pollution control equipment that it may be 
expected to operate without emitting air contaminates in violation of Section 41700, 4170 or 
44300 of the Health and Safety Code or of these rules. 

 Rule 402 (Nuisance) – This rule prohibits the discharge from any source whatsoever such 
quantities of air contaminants or other material which cause injury, detriment, nuisance, or 
annoyance to any considerable number of persons or to the public, or which endanger the 
comfort, repose, health, or safety of any such persons or the public, or which cause, or have a 
natural tendency to cause, injury or damage to business or property. This rule does not apply to 
odors emanating from agricultural operations necessary for the growing of crops or the raising of 
fowl or animals. 



Draft Initial Study 

ECORP Consulting, Inc. 4-9 August 2025 
Pepper Clinic Development Project  2024-179.01 

 Rule 403 (Fugitive Dust) – This rule requires fugitive dust sources to implement best available 
control measures for all sources, and all forms of visible particulate matter are prohibited from 
crossing any property line. This rule is intended to reduce PM10 emissions from any 
transportation, handling, construction, or storage activity that has the potential to generate 
fugitive dust. PM10 suppression techniques are summarized below. 

• Portions of a construction site to remain inactive longer than a period of three months will be 
seeded and watered until grass cover is grown or otherwise stabilized. 

• All onsite roads will be paved as soon as feasible or watered periodically or chemically 
stabilized. 

• All material transported offsite will be either sufficiently watered or securely covered to 
prevent excessive amounts of dust. 

• The area disturbed by clearing, grading, earthmoving, or excavation operations will be 
minimized at all times. 

• Where vehicles leave a construction site and enter adjacent public streets, the streets will be 
swept daily or washed down at the end of the workday to remove soil tracked onto the paved 
surface. 

 Rule 1113 (Architectural Coatings) – This rule requires manufacturers, distributors, and end-users 
of architectural and industrial maintenance coatings to reduce Reactive Organic Gas (ROG) 
emissions from the use of these coatings, primarily by placing limits on the ROG content of 
various coating categories. 

 Rule 1401 (New Source Review of Toxic Air Contaminants) – This rule requires new source review 
of any new, relocated, or modified permit units that emit Toxic Air Contaminants (TACs). The rule 
establishes allowable risks for permit units requiring permits pursuant to Rules 201 and 203 
discussed above. 

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

4.3.2 Air Quality (III) Environmental Checklist and Discussion 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Conflict with or obstruct implementation of the 
applicable air quality plan?     

Less than Significant Impact. 

As part of its enforcement responsibilities, the EPA requires each state with nonattainment areas to 
prepare and submit a State Implementation Plan (SIP) that demonstrates the means to attain the federal 
standards. The SIP must integrate federal, state, and local plan components and regulations to identify 
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specific measures to reduce pollution in nonattainment areas, using a combination of performance 
standards and market-based programs. Similarly, under state law, the California Clean Air Act requires an 
air quality attainment plan to be prepared for areas designated as nonattainment with regard to the 
NAAQS and CAAQS. Air quality attainment plans outline emissions limits and control measures to achieve 
and maintain these standards by the earliest practical date. 

The SCAQMD is required, pursuant to the federal Clean Air Act, to reduce emissions of criteria pollutants 
for which the SoCAB is in nonattainment. In order to reduce such emissions, the SCAQMD drafted and 
adopted the 2022 Air Quality Management Plan (AQMP). The 2022 AQMP establishes a program of rules 
and regulations directed at reducing air pollutant emissions and achieving state and federal air quality 
standards. The 2022 AQMP is a regional and multi-agency effort including the SCAQMD, CARB, Southern 
California Association of Governments (SCAG), and the EPA. The plan’s pollutant control strategies are 
based on the latest scientific and technical information and planning assumptions, including SCAG’s latest 
Regional Transportation Plan/Sustainable Communities Strategy (RTP/SCS), updated emission inventory 
methodologies for various source categories, and SCAG’s latest growth forecasts. SCAG’s latest growth 
forecasts were defined in consultation with local governments and with reference to local general plans. 
The Project is subject to the SCAQMD’s AQMP. 

According to the SCAQMD, in order to determine consistency with SCAQMD’s air quality planning two 
main criteria must be addressed.  

Criterion 1:  

With respect to the first criterion, SCAQMD methodologies require that an air quality analysis for a project 
include forecasts of project emissions in relation to contributing to air quality violations and delay of 
attainment. 

a) Would the project result in an increase in the frequency or severity of existing air quality 
violations or cause or contribute to new air quality violations? 

As shown in Tables 4.3-2, 4.6-3, and 4.3-4 below, the Proposed Project would result in emissions that 
would be below the SCAQMD regional and localized thresholds during both construction and operations. 
Therefore, the Proposed Project would not result in an increase in the frequency or severity of existing air 
quality violations and would not have the potential to cause or affect a violation of the ambient air quality 
standards. 

b) Would the project delay timely attainment of air quality standards or the interim emissions 
reductions specified in the AQMP? 

As shown in Table 4.3-2 and 4.3-4 below, the Proposed Project would be below the SCAQMD regional 
thresholds for construction and operations. Because the Project would result in less than significant 
regional emission impacts, it would not delay the timely attainment of air quality standards or AQMP 
emissions reductions. 
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Criterion 2:  

With respect to the second criterion for determining consistency with SCAQMD and SCAG air quality 
policies, it is important to recognize that air quality planning within the SoCAB focuses on attainment of 
ambient air quality standards at the earliest feasible date. Projections for achieving air quality goals are 
based, in part, on assumptions regarding population, housing, and growth trends. Thus, the SCAQMD’s 
second criterion for determining Project consistency focuses on whether or not the Proposed Project 
exceeds the assumptions utilized in preparing the forecasts presented its air quality planning documents. 
Determining whether or not a project exceeds the assumptions reflected in the 2022 AQMP involves the 
evaluation of the three criteria outlined below. The following discussion provides an analysis of each of 
these criteria. 

a) Would the project be consistent with the population, housing, and employment growth 
projections utilized in the preparation of the 2022 AQMP?  

A project is consistent with regional air quality planning efforts in part if it is consistent with the 
population, housing, and employment assumptions that were used in the development of the SCAQMD 
air quality plans. SCAG’s Growth Management Chapter of the Regional Comprehensive Plan and Guide 
(RCPG) provides regional population forecasts for the region and SCAG’s RTP/SCS provides 
socioeconomic forecast projections of regional population growth. The City of Colton’s General Plan is 
referenced by SCAG in order to assist forecasting future growth in the city. 

The City’s General Plan Land Use Plan Map designates the Proposed Project Area as part of the Colton’s 
Hub City Centre Specific Plan (City of Colton 2016). The CHCCSP currently designates the Proposed 
Project Area as OMU (Office/Mixed Use.) The intent of the CHCCSP OMU designation is to provide for 
uses complementary to the ARMC, e.g., opportunities for medical related offices, research and 
development, and services such as pharmacies, medical and equipment supplies. To promote other 
compatible uses, the land use designation includes flexibility to incorporate Business Parks and Retail. The 
Proposed Project is consistent with this designation and is not proposing to amend the City General Plan 
or CHCCSP. Therefore, the Proposed Project would adhere to the land uses envisioned in the General Plan 
and CHCCSP, and is therefore consistent with the types, intensity, and patterns of land use envisioned for 
the site vicinity in the RTP/SCS and RCPG. As a result, the Project would not conflict with the land use 
assumptions or exceed the population or job growth projections used by SCAQMD to develop the 2022 
AQMP. The City’s population, housing, and employment forecasts, which are adopted by SCAG’s Regional 
Council, are based on the local plans and policies applicable to the City; and these are used by SCAG in all 
phases of implementation and review. Additionally, as the SCAQMD has incorporated these same 
projections into their air quality planning efforts, it can be concluded that the Proposed Project would be 
consistent with the projections (SCAG’s latest growth forecasts were defined in consultation with local 
governments and with reference to local general plans). Therefore, the Proposed Project would be 
considered consistent with the population, housing, and employment growth projections utilized in the 
preparation of SCAQMD’s air quality plans. 

Additionally, the Proposed Project would support smart growth principles by maximizing the use of 
existing infrastructure and expanding medical services to the residents nearby. The Proposed Project 
would provide new employment opportunities and is in walking distance to residences and local transit 
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stops which could lessen vehicle trips, a source of criteria air pollutants. Additionally, placing a hotel 
across the street from the ARMC would enable family members and individuals visiting patients a place to 
stay which could reduce vehicle trips. The reduction of vehicle trips and associated reduction of criteria air 
pollutants is a key goal of SCAQMD air quality planning efforts.  

The Project would not exceed the population or job growth projections used by SCAQMD to develop the 
2022 AQMP. Therefore, the Project would not conflict with the AQMP pollutant inventory forecast, which 
is based on the City of Colton General Plan, and thus would not conflict with SCAQMD air quality planning 
efforts.  

b) Would the project implement all feasible air quality mitigation measures?  

In order to further reduce emissions, the Project would be required to comply with emission reduction 
measures promulgated by the SCAQMD, such as SCAQMD Rules 402, 403, and 1113. SCAQMD Rule 402 
prohibits the discharge from any source whatsoever such quantities of air contaminants or other material 
which cause injury, detriment, nuisance, or annoyance to any considerable number of persons or to the 
public, or which endanger the comfort, repose, health, or safety of any such persons or the public, or 
which cause, or have a natural tendency to cause, injury or damage to business or property. SCAQMD 
Rule 403 requires fugitive dust sources to implement Best Available Control Measures for all sources, and 
all forms of visible particulate matter are prohibited from crossing any property line. SCAQMD Rule 403 is 
intended to reduce PM10 emissions from any transportation, handling, construction, or storage activity 
that has the potential to generate fugitive dust. SCAQMD 1113 requires manufacturers, distributors, and 
end-users of architectural and industrial maintenance coatings to reduce ROG emissions from the use of 
these coatings, primarily by placing limits on the ROG content of various coating categories. As such, the 
Proposed Project meets this consistency criterion.  

c) Would the project be consistent with the land use planning strategies set forth by SCAQMD air 
quality planning efforts? 

The AQMP contains air pollutant reduction strategies based on SCAG’s latest growth forecasts, and 
SCAG’s growth forecasts were defined in consultation with local governments and with reference to local 
general plans. As previously mentioned, the Proposed Project Area would not exceed the population or 
job growth projections used by the SCAQMD to develop the AQMP.  

In conclusion, the determination of AQMP consistency is primarily concerned with the long-term influence 
of a Project on air quality. The Proposed Project would not result in a long-term impact on the region’s 
ability to meet state and federal air quality standards. The Proposed Project’s long-term influence would 
also be consistent with the goals and policies of the SCAQMD’s 2022 AQMP.  
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Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

b) 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? 

    

Less than Significant Impact. 

Construction-generated emissions are temporary and short-term but have the potential to represent a 
significant air quality impact. The basic sources of short-term emissions that will be generated through 
construction of the Proposed Project would be from ground-disturbing activities and from the operation 
of the construction vehicles (i.e., trenchers, dump trucks). Construction activities such as excavation and 
grading operations, construction vehicle traffic, and wind blowing over exposed soils would generate 
exhaust emissions and fugitive particulate matter emissions that affect local air quality at various times 
during construction. Effects would be variable depending on the weather, soil conditions, the amount of 
activity taking place, and the nature of dust control efforts. The dry climate of the area during the summer 
months creates a high potential for dust generation. Construction activities would be subject to SCAQMD 
Rule 403, which requires taking reasonable precautions to prevent the emissions of fugitive dust, such as 
using water or chemicals, where possible, for control of dust during the clearing of land and other 
construction activities.  

Construction 

Regional Construction Significance Analysis 

Predicted maximum daily construction-generated emissions for the Proposed Project are summarized in 
Table 4.3-2. Construction-generated emissions are short-term and of temporary duration, lasting only as 
long as construction activities occur, but are considered a significant air quality impact if the volume of 
pollutants generated exceeds the SCAQMD’s thresholds of significance.  

Table 4.3-2. Construction-Related Emissions (Regional Significance Analysis) 

Construction Year 
Pollutant (pounds per day) 

ROG NOx CO SO2 PM10 PM2.5 

Construction Calendar Year 1  8.04 33.9 33.1 0.06 9.75 5.40 

Construction Calendar Year 2 7.87 18.7 30.1 0.05 2.55 1.08 

SCAQMD Regional Significance Threshold 75 100 550 150 150 55 

Exceed SCAQMD Regional Threshold? No No No No No No 

Source:  California Emissions Estimator Model (CalEEMod) version 2022.1. Refer to Appendix A for Model Data 
Outputs.  
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Table 4.3-2. Construction-Related Emissions (Regional Significance Analysis) 

Construction Year 
Pollutant (pounds per day) 

ROG NOx CO SO2 PM10 PM2.5 
Notes:  ROG = Reactive Organic Gases; NOx = nitric oxides; CO = carbon monoxide; SO2 = sulfur dioxide; PM10 = 

Particulate Matter Less than 10 Microns in Diameter; PM2.5 = Particulate Matter Less than 2.5 Microns in 
Diameter; 

Emission reduction/credits for construction emissions are applied based on the required implementation of 
SCAQMD Rule 403. The specific Rule 403 measures applied in California Emissions Estimator Model 
(CalEEMod) include the following: sweeping/cleaning adjacent roadway access areas daily; water exposed 
surfaces three times daily; and limit speeds on unpaved roads. Building construction, paving, and painting 
are assumed to occur simultaneously.  

As shown in Table 4.3-2, emissions generated during Project construction would not exceed the 
SCAQMD’s regional thresholds of significance. Therefore, criteria pollutant emissions generated during 
Project construction would not result in a cumulatively considerable net increase of any criteria pollutant 
for which the Project region is nonattainment under an applicable federal or state ambient air quality 
standard, and no health effects from Project criteria pollutants would occur. 

Localized Construction Significance Analysis 

The nearest sensitive land use that would be impacted by onsite construction activities consist of the 
ARMC bordering the Project Area approximately 400 feet to the east. In order to identify localized, air 
toxic-related impacts to sensitive receptors, the SCAQMD recommends addressing Localized Significance 
Thresholds (LSTs) for construction. LSTs were developed in response to SCAQMD Governing Boards' 
Environmental Justice Enhancement Initiative (I-4). The SCAQMD provided the Final Localized Significance 
Threshold Methodology (dated June 2003 [revised 2008]) for guidance (SCAQMD 2003). The LST 
methodology assists lead agencies in analyzing localized impacts associated with Project-specific level 
proposed projects. 

For this Project, the appropriate State Responsibility Area (SRA) for the localized significance thresholds is 
the Central San Bernardino Valley, SRA 34. LSTs apply to CO, NO2, PM10, and PM2.5. As previously 
described, the SCAQMD has produced lookup tables for projects that disturb 1, 2, and 5 acres. The Project 
proposes to construct on approximately 3.83 acres of the Project Area which spans just under 9 acres. The 
remaining 5.1 acres in the western portion of the Project parcel is proposed to be a dedicated 
conservation area for the Delhi Sands flower-loving fly. Thus, the LST threshold values for a 2-acre site 
were used. Applying the 2-acre LST thresholds to Project construction, which could disturb a greater 
amount of acreage daily (up to 3.83 acres), is conservative. For instance, the 2-acre LST thresholds were 
developed, in part, based on the dispersion of pollutants over a 2-acre construction area before exposing 
sensitive receptors. Thus, applying the 2-acre LST thresholds to a project that could disturb up to 3.83 
acres daily does not consider the pollutant-dispersing effect of the dispersion of pollutants over a 3.83-
acre site before exposing receptors, and is therefore a lower threshold (more stringent) than one 
calculated specific to 3.83 acres. 

LST thresholds are provided for distances to sensitive receptors of 25, 50, 100, 200, and 500 meters. The 
ARMC drop-off and pick-up area is located approximately 400 feet, or 122 meters, from the Project Area’s 
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eastern boundary. Therefore, this analysis used LSTs for receptors located at 100 meters. The SCAQMD’s 
methodology clearly states that “…offsite mobile emissions from a project should not be included in the 
emissions compared to LSTs.” Therefore, for purposes of the construction LST analysis, only emissions 
included in the California Emissions Estimator Model (CalEEMod) onsite emissions outputs were 
considered. Table 4.3-3 presents the results of localized emissions. The LSTs reflect a maximum 
disturbance of the entire Project Area daily at 100 meters from sensitive receptors. 

Table 4.3-3. Maximum Construction-Related Emissions (Localized Significance Analysis) 

Activity  
Onsite Pollutant (pounds per day) 

NOx CO PM10 PM2.5 

Site Preparation  31.6 30.2 9.04 5.20 

Grading  16.3 17.9 3.48 2.00 

Building Construction, Paving & Architectural Coating  17.8 22.98 0.75 0.69 

SCAQMD Localized Significance Threshold  
(2 acre of disturbance at 100 meters) 

263 2,738 42 12 

Exceed SCAQMD Localized Threshold?  No No No No 

Source:  California Emissions Estimator Model (CalEEMod) version 2022.1. Refer to Appendix A for Model Data 
Outputs.  

Notes:  NOx = nitric oxides; CO = carbon monoxide; PM10 = Particulate Matter Less than 10 Microns in Diameter; 
PM2.5 = Particulate Matter Less than 2.5 Microns in Diameter 

Emissions taken from the year and season, summer, or winter, with the highest outputs. Emission reduction/credits 
for construction emissions are applied based on the required implementation of SCAQMD Rule 403. The 
specific Rule 403 measures applied in California Emissions Estimator Model (CalEEMod) include the 
following: sweeping/cleaning adjacent roadway access areas daily; washing equipment tires before leaving 
the construction site; water exposed surfaces three times daily; and limit speeds on unpaved roads to 25 
miles per hour. 

Table 4.3-3 shows that the emissions of these pollutants during construction would not result in 
significant concentrations of pollutants at nearby sensitive receptors. Therefore, significant impacts would 
not occur concerning LSTs during construction activities. LSTs were developed in response to SCAQMD 
Governing Boards' Environmental Justice Enhancement Initiative. The SCAQMD Environmental Justice 
Enhancement Initiative program seeks to ensure that everyone has the right to equal protection from air 
pollution. Therefore, impacts would be less than significant. 

Operations 

Regional Operational Significance Analysis 

Implementation of the Project would result in long-term operational emissions of criteria air pollutants 
such as PM10, PM2.5, CO, and Sulfur Dioxide (SO2) as well as O3 precursors such as ROGs and NOx. Project-
generated increases in emissions would be predominantly associated with motor vehicle use from 
employees and visitors to the park. Operational air pollutant emissions were based on the number of 
hotel units and building square footage provided by the Project Site Plan, and traffic information provided 
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by KOA Corporation (KOA) (KOA 2025). Long-term operational emissions attributable to the Project are 
identified in Table 4.3-4 and compared to the operational significance thresholds promulgated by the 
SCAQMD. 

Table 4.3-4. Operational-Related Emissions (Regional Significance Analysis) 

Emission Source 
Pollutant (pounds per day) 

ROG NOx CO SO2 PM10 PM2.5 

Summer Emissions 

Mobile 9.64 9.00 87.7 0.22 20.2 5.22 

Area 4.67 0.08 9.23 0.00 0.02 0.01 

Energy 0.06 1.01 0.85 0.01 0.08 0.08 

Total 14.37 10.09 97.78 0.23 20.30 5.31 

SCAQMD Regional Significance Threshold 55 55 550 150 150 55 

Exceed SCAQMD Regional Threshold? No No No No No No 

Winter Emissions 

Mobile 9.00 9.66 73.20 0.21 20.20 5.22 

Area 3.16 0.00 0.00 0.00 0.00 0.00 

Energy 0.06 1.01 0.85 0.01 0.08 0.08 

Total 12.22 10.67 74.05 0.22 20.28 5.63 

SCAQMD Regional Significance Threshold 55 55 550 150 150 55 

Exceed SCAQMD Regional Threshold? No No No No No No 

Source:  California Emissions Estimator Model (CalEEMod) version 2022.1. Refer to Appendix A for Model Data 
Outputs.  

Notes:  ROG = Reactive Organic Gases; NOx = nitric oxides; CO = carbon monoxide; SO2 = sulfur dioxide; PM10 = 
Particulate Matter Less than 10 Microns in Diameter; PM2.5 = Particulate Matter Less than 2.5 Microns in 
Diameter; 

 
Emission projections predominately based on CalEEMod model defaults for San Bernardino County and amount of 

units and square footage identified in the Project Site Plan coupled with daily trips provided by KOA 
Corporation (2025) to inform the modeling calculations of operational mobile source emissions. 
Operational area source emissions account for emissions associated with pesticides used for maintenance 
of lawn areas, parking degreasers, parking lot paint, and landscaping equipment emissions. Energy source 
emissions account for emissions associated with onsite natural gas combustion at the Project Area. 
CalEEMod Measures T-2 “Increase Job Density” for the Proposed Medical Facility and T-3 “Provide Transit-
Oriented Development” were applied to the CalEEMod scenario to be consistent with the Proposed Project 
operational characteristics.  

As shown in Table 4.3-4, the Project’s emissions would not exceed any SCAQMD thresholds for any 
criteria air pollutants during operation.  
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As identified in Table 4.3-1, the San Bernardino County portion of the SoCAB is listed as a nonattainment 
area for federal O3 and PM2.5 standards and is also a nonattainment area for the state standards for O3, 
PM2.5 and PM10 (CARB 2022a). O3 is a health threat to persons who already suffer from respiratory diseases 
and can cause severe ear, nose and throat irritation and increases susceptibility to respiratory infections. 
Particulate matter can adversely affect the human respiratory system. As shown in Table 2-7, the Proposed 
Project would result in increased emissions of the O3 precursor pollutants ROG and NOx, PM10, and PM2.5; 
however, the correlation between a project’s emissions and increases in nonattainment days, or frequency 
or severity of related illnesses, cannot be accurately quantified. The overall strategy for reducing air 
pollution and related health effects in the SCAQMD is contained in the SCAQMD 2022 AQMP. The AQMP 
provides control measures that reduce emissions to attain federal ambient air quality standards by their 
applicable deadlines such as the application of available cleaner technologies, Best Management Practices 
(BMPs), incentive programs, as well as development and implementation of zero and near-zero 
technologies and control methods. The CEQA thresholds of significance established by the SCAQMD are 
designed to meet the objectives of the AQMP and in doing so achieve attainment status with state and 
federal standards. As noted above, the Project would increase the emission of these pollutants but would 
not exceed the thresholds of significance established by the SCAQMD for purposes of reducing air 
pollution and its deleterious health effects. 

Localized Operational Significance Analysis 

According to the SCAQMD localized significance threshold methodology, LSTs would apply to the 
operational phase of a proposed project only if the project includes stationary sources (e.g., smokestacks) 
or attracts heavy-duty trucks that may spend long periods queuing and idling at the site (e.g., warehouse 
or transfer facilities). The Project does not include such uses. As previously described, the Project would 
involve the construction and operation of a medical facility, hotel, and associated enclosed and 
unenclosed parking with no associated stationary sources. Therefore, in the case of the Proposed Project, 
the operational phase LST protocol does not need to be applied.  

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

c) Expose sensitive receptors to substantial 
pollutant concentrations?     

Less than Significant Impact. 

The nearest sensitive receptors would be the residences located on West San Bernardino Avenue to the 
north and the ARMC on the eastern side of North Pepper Avenue. The residences on West San Bernardino 
Avenue are located approximately 730 feet north of the Project’s north boundary and the ARMC drop-off 
and pick-up area is located approximately 400 feet distant from the Proposed Project eastern boundary.  

Construction-Generated Air Contaminants 

Construction-related activities would result in temporary, short-term Proposed Project-generated 
emissions of Diesel Particulate Matter (DPM), ROG, NOx, CO, and PM10 from the exhaust of off-road, 
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heavy-duty diesel equipment for site preparation (e.g., clearing, grading); soil hauling truck traffic; paving; 
and other miscellaneous activities. The portion of the SoCAB which encompasses the Project Area is 
designated as a nonattainment area for federal O3 and PM2.5 standards and is also a nonattainment area 
for the state standards for O3, PM2.5 and PM10 (CARB 2022a). Thus, existing O3, PM10, and PM2.5 levels in the 
SoCAB are at unhealthy levels during certain periods. However, as shown in Table 4.3-2 and Table 4.3-3, 
the Project would not exceed the SCAQMD regional or localized significance thresholds for construction 
emissions. 

The health effects associated with O3 are generally associated with reduced lung function. O3 is not 
emitted directly into the air but is formed through complex chemical reactions between precursor 
emissions of ROG and NOx in the presence of sunlight. The reactivity of O3 causes health problems 
because it damages lung tissue, reduces lung function and sensitizes the lungs to other irritants. Scientific 
evidence indicates that ambient levels of O3 not only affect people with impaired respiratory systems, 
such as asthmatics, but healthy adults and children as well. Exposure to O3 for several hours at relatively 
low concentrations has been found to significantly reduce lung function and induce respiratory 
inflammation in normal, healthy people during exercise. This decrease in lung function generally is 
accompanied by symptoms including chest pain, coughing, sneezing and pulmonary congestion. Because 
the Project would not involve construction activities that would result in O3 precursor emissions (i.e., ROG 
or NOx) in excess of the SCAQMD thresholds, which are set to be protective of human health and account 
for cumulative emissions in the SoCAB, the Project is not anticipated to substantially contribute to 
regional O3 concentrations and the associated health impacts.  

CO tends to be a localized impact associated with congested intersections. In terms of adverse health 
effects, CO competes with oxygen, often replacing it in the blood, reducing the blood’s ability to transport 
oxygen to vital organs. The results of excess CO exposure can include dizziness, fatigue, and impairment 
of central nervous system functions. The Project would not involve construction activities that would result 
in CO emissions in excess of the SCAQMD thresholds, which are set to be protective of human health and 
account for cumulative emissions in the SoCAB. Thus, the Project’s CO emissions would not contribute to 
the health effects associated with this pollutant.  

Particulate matter (PM10 and PM2.5) contains microscopic solids or liquid droplets that are so small that 
they can get deep into the lungs and cause serious health problems. Particulate matter exposure has been 
linked to a variety of problems, including premature death in people with heart or lung disease, nonfatal 
heart attacks, irregular heartbeat, aggravated asthma, decreased lung function, and increased respiratory 
symptoms such as irritation of the airways, coughing, or difficulty breathing. For construction activity, 
DPM is the primary TAC of concern. PM10 exhaust is considered a surrogate for DPM as all diesel exhaust 
is considered to be DPM and it contains PM2.5 exhaust as a subset. As with O3 and NOx, the Project would 
not generate emissions of PM10 or PM2.5 that would exceed the SCAQMD’s thresholds. The increases of 
these pollutants generated by the Proposed Project would not on their own generate an increase in the 
number of days exceeding the NAAQS or CAAQS standards. Therefore, PM10 and PM2.5 emissions, when 
combined with the existing PM emitted regionally, would have minimal health effect on people located in 
the immediate vicinity of the Project Area. Additionally, the Project would be required to comply with Rule 
403 for fugitive dust control, as described above, which limits the amount of fugitive dust generated 
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during construction. Accordingly, the Project’s PM10 and PM2.5 emissions are not expected to cause any 
increase in related regional health effects for these pollutants. 

Onsite Project construction emissions would be generated at rates below the LSTs for NOx, CO, PM10, and 
PM2.5 therefore the Project would not adversely impact vicinity sensitive receptors. Impacts would be less 
than significant. 

Operational Air Contaminants 

The health risk public-notification thresholds adopted by the SCAQMD is 10 excess cancer cases in a 
million for cancer risk and a hazard index of more than one (1.0) for non-cancer risk. Examples of projects 
that emit toxic pollutants over long-term operations include oil and gas processing, gasoline dispensing, 
dry cleaning, electronic and parts manufacturing, medical equipment sterilization, freeways, and rail yards. 
Operation of the Proposed Project would not result in the development of any substantial sources of air 
toxics. There are no stationary sources associated with the operations of the Project; nor would the Project 
attract mobile sources that would spend long periods queuing and idling at the site. The operational 
emissions are expected to come from vehicle emissions from patients and visitors to the medical office 
clinic and commercial hotel. However, according to Table 4.3-3, onsite Project emissions would not result 
in emissions of criteria pollutants over the SCAQMD’s thresholds, which are set to be protective of human 
health and account for cumulative emissions in the SoCAB. Therefore, there would not be significant 
concentrations of pollutants at nearby sensitive receptors. The Project would not be a source of TACs. The 
Project would not result in a high carcinogenic or non-carcinogenic risk during operation. 

Carbon Monoxide Hot Spots 

It has long been recognized that CO exceedances are caused by vehicular emissions, primarily when idling 
at intersections. Concentrations of CO are a direct function of the number of vehicles, length of delay, and 
traffic flow conditions. Under certain meteorological conditions, CO concentrations close to congested 
intersections that experience high levels of traffic and elevated background concentrations may reach 
unhealthy levels, affecting nearby sensitive receptors. Given the high traffic volume potential, areas of 
high CO concentrations, or “hot spots,” are typically associated with intersections that are projected to 
operate at unacceptable levels of service during the peak commute hours. It has long been recognized 
that CO hotspots are caused by vehicular emissions, primarily when idling at congested intersections. 
However, transport of this criteria pollutant is extremely limited, and CO disperses rapidly with distance 
from the source under normal meteorological conditions. Furthermore, vehicle emissions standards have 
become increasingly more stringent in the last 20 years. Currently, the allowable CO emissions standard in 
California is a maximum of 3.4 grams/mile for passenger cars (there are requirements for certain vehicles 
that are more stringent). With the turnover of older vehicles, introduction of cleaner fuels, and 
implementation of increasingly sophisticated and efficient emissions control technologies, CO 
concentration in the SoCAB is designated as in attainment. Detailed modeling of Project-specific CO “hot 
spots” is not necessary and thus this potential impact is addressed qualitatively. 

A CO “hot spot” would occur if an exceedance of the state one-hour standard of 20 parts per million 
(ppm) or the eight-hour standard of 9 ppm were to occur. The analysis prepared for CO attainment in the 
SCAQMD’s 1992 Federal Attainment Plan for Carbon Monoxide in Los Angeles County and a Modeling 
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and Attainment Demonstration prepared by the SCAQMD as part of the 2003 AQMP can be used to 
demonstrate the potential for CO exceedances of these standards (SCAQMD 1992). The SCAQMD is the 
air pollution control officer for much of southern California. The SCAQMD conducted a CO hot spot 
analysis as part of the 1992 CO Federal Attainment Plan at four busy intersections in Los Angeles County 
during the peak morning and afternoon time periods. The intersections evaluated included Long Beach 
Boulevard and Imperial Highway (Lynwood), Wilshire Boulevard and Veteran Avenue (Westwood), Sunset 
Boulevard and Highland Avenue (Hollywood), and La Cienega Boulevard and Century Boulevard 
(Inglewood). The busiest intersection evaluated was at Wilshire Boulevard and Veteran Avenue, which has 
a traffic volume of approximately 100,000 vehicles per day. Despite this level of traffic, the CO analysis 
concluded that there was no violation of CO standards (SCAQMD 1992). In order to establish a more 
accurate record of baseline CO concentrations affecting Los Angeles, a CO “hot spot” analysis was 
conducted in 2003 at the same four busy intersections in Los Angeles at the peak morning and afternoon 
time periods. This “hot spot” analysis did not predict any violation of CO standards. The highest one-hour 
concentration was measured at 4.6 ppm at Wilshire Boulevard and Veteran Avenue and the highest eight-
hour concentration was measured at 8.4 ppm at Long Beach Boulevard and Imperial Highway. Thus, there 
was no violation of CO standards. 

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

The Proposed Project is anticipated to result in 2,807 daily trips (KOA Corporation 2025). Thus, the 
Proposed Project would not generate traffic volumes at any intersection of more than 100,000 vehicles 
per day (or 44,000 vehicles per day) and there is no likelihood of the Proposed Project traffic exceeding 
CO values. Impacts would be less than significant. 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

d) Result in other emissions (such as those leading 
to odors) adversely affecting a substantial 
number of people? 

    

Less Than Significant Impact. 

Typically, odors are regarded as an annoyance rather than a health hazard. However, manifestations of a 
person’s reaction to foul odors can range from psychological (e.g., irritation, anger, or anxiety) to 
physiological (e.g., circulatory and respiratory effects, nausea, vomiting, and headache).  

With respect to odors, the human nose is the sole sensing device. The ability to detect odors varies 
considerably among the population and overall is quite subjective. Some individuals can smell minute 
quantities of specific substances; others may not have the same sensitivity but may have sensitivities to 
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odors of other substances. In addition, people may have different reactions to the same odor; in fact, an 
odor that is offensive to one person (e.g., from a fast-food restaurant) may be perfectly acceptable to 
another. It is also important to note that an unfamiliar odor is more easily detected and is more likely to 
cause complaints than a familiar one. This is because of the phenomenon known as odor fatigue, in which 
a person can become desensitized to almost any odor and recognition only occurs with an alteration in 
the intensity. 

Quality and intensity are two properties present in any odor. The quality of an odor indicates the nature of 
the smell experience. For instance, if a person describes an odor as flowery or sweet, then the person is 
describing the quality of the odor. Intensity refers to the strength of the odor. For example, a person may 
use the word “strong” to describe the intensity of an odor. Odor intensity depends on the odorant 
concentration in the air. When an odorous sample is progressively diluted, the odorant concentration 
decreases. As this occurs, the odor intensity weakens and eventually becomes so low that the detection or 
recognition of the odor is quite difficult. At some point during dilution, the concentration of the odorant 
reaches a detection threshold. An odorant concentration below the detection threshold means that the 
concentration in the air is not detectable by the average human. 

During construction, the Proposed Project presents the potential for generation of objectionable odors in 
the form of diesel exhaust in the immediate vicinity of the Project Area. However, these emissions are 
short-term in nature and will rapidly dissipate and be diluted by the atmosphere downwind of the 
emission sources. It is expected that the odors associated with the Project’s construction would not be 
concentrated or stagnant near any of the sensitive receptors, specifically the residences to the north or 
the ARMC to east. Additionally, odors would be localized and generally confined to the construction area. 
Therefore, construction odors would not adversely affect a substantial number of people to odor 
emissions.  

According to the SCAQMD, land uses commonly considered to be potential sources of obnoxious 
odorous emissions include agriculture (farming and livestock), wastewater treatment plants, food 
processing plants, chemical plants, composting facilities, refineries, landfills, dairies, and fiberglass 
molding. The Proposed Project does not include any uses identified by the SCAQMD as being associated 
with odors. 

4.3.3 Mitigation Measures 

No significant impacts were identified, and no mitigation measures are required. 

4.4 Biological Resources 

4.4.1 Environmental Setting 

The Project Area refers to the entire approximately 9-acre property for the Proposed Project. The Project 
Area is located within the West Valley Habitat Conservation Plan (HCP), which has delineated habitat 
within its planning area that can be developed and areas to be conserved as habitat for the Delhi sands 
flower-loving fly (Rhaphiomidas terminatus abdominalis), both of which occur within the Project Area. The 
proposed development is planned to occur over 3.84 acres along North Pepper Avenue (referred to 
hereafter as Area to be Developed) in a developable area of the West Valley HCP. The remaining 5.1 acres 
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of the property is proposed to be reserved for habitat conservation purposes (referred to hereafter as 
Proposed Conservation Area) in accordance with the West Valley HCP. 

A literature review and biological reconnaissance survey were conducted for the Project to determine its 
vegetation communities and wildlife habitats, potential to provide habitat for special-status plant and 
wildlife species, and potential to facilitate wildlife movement (ECORP 2024b; Appendix B). 

The literature review included a review of the California Department of Fish and Wildlife (CDFW) California 
Natural Diversity Database (CNDDB; CDFW 2024a) and the California Native Plant Society (CNPS) 
Electronic Inventory. 

A biological reconnaissance survey was conducted on September 9, 2024, to determine the vegetation 
communities and wildlife habitats in the Biological Study Area (BSA). The BSA includes the applicant-
provided Project boundaries plus a 500-foot buffer. Additionally, the biologists documented features 
within the Project Area with the potential to be jurisdictional to the United States Army Corps of 
Engineers, Regional Water Quality Control Board (RWQCB), and/or CDFW; however, a formal aquatic 
resources delineation was not performed as part of the survey. 

A habitat assessment for the Delhi Sands flower-loving fly was conducted by a qualified Delhi Sands 
flower-loving fly biologist. The biologist walked the Project Area by foot and documented the presence or 
absence of indicator plants for the species, other native plant species that occur in Delhi Sands flower-
loving fly habitat and noted the vegetation cover in the Project Area.  

4.4.1.1 Vegetation Communities 

The Project Area is located in an undeveloped lot, that is generally subjected to repeated and ongoing 
disturbance from human activities such as mowed vegetation and homeless encampments. Vegetation 
communities present within the Project Area included Disturbed California Buckwheat Scrub (Eriogonum 
fasciculatum Shrubland Alliance) and Wild Oat and Annual Brome Grassland (Avena spp. 
- Bromus spp. Herbaceous Semi-Natural Alliance) (Figure 4.4-1). Vegetation communities and land cover 
types within the 500-foot survey buffer include the previously mentioned vegetation communities, Upland 
Mustard Fields (Brassica nigra Herbaceous Semi-Natural Alliance), and developed (Figure 4.4-1). 

4.4.1.2 Plants 

Plant species observed in the Project Area are generally characteristic of disturbed areas. The dominant 
non-native plant species present in the Project Area included brome grasses, golden crownbeard, and 
spotted spurge. Despite the disturbed nature of the Project Area, native plant species are interspersed 
throughout the Project Area and include California croton, telegraph weed, turkey mullein, annual 
bursage, deerweed (Acmispon glaber), California buckwheat, and other buckwheat species (Eriogonum 
spp.)  
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4.4.1.3 Wildlife 

Despite the disturbed nature of the Project Area, the biologists documented numerous wildlife species 
during the survey. Wildlife incidentally observed during the biological reconnaissance survey include 
species such as common side-blotched lizard (Uta stansburiana), house finch (Haemorhous mexicanus), 
Cassin’s kingbird (Tyrannus vociferans), and California ground squirrel. 

4.4.1.4 Soils 

A soils analysis search was conducted using the Web Soil Survey data and one soil type was identified 
within the BSA: Delhi fine sand. Soil characteristics observed in the field were generally consistent with 
what has been identified for these soil units and their official series descriptions. 

4.4.1.5 Potential Waters of the U.S.  

Although a formal aquatic resources delineation was not performed, potentially jurisdictional features 
were not identified within the Project Area. However, one freshwater pond classified by the National 
Wetlands Inventory (NWI) as a palustrine, unconsolidated shore was mapped within the Project Area in 
the NWI Database (U.S. Fish and Wildlife Service [USFWS] 2024). The feature as mapped in the NWI 
Database is predominantly located in the 500-foot survey buffer and only marginally overlaps with the 
westernmost portion of the Project Area. This feature was searched during the biological survey, and no 
water or sign of water (e.g., cracked soils) was observed. 

4.4.1.6 Special-Status Plants 

There were 40 special-status plant species that appeared in the literature review and database searches 
for the Project Area. After review, 16 special-status plant species identified in the literature review have a 
potential to occur, while the remaining 24 are presumed absent due to the lack of suitable habitat 
(including elevation and soils), or because the Project Area is located outside of the known range for the 
species.  

Descriptions of the California Rare Plant Rank (CRPR) designations are found in Table 4.4-1. A table 
outlining each species, their designations, and potential for occurrence on the Project Area can be found 
in Appendix B.  

Table 4.4-1. California Rare Plant Rank Status Designations  

List Designation Meaning 

1A Plants Presumed Extirpated in California and Either Rare or Extinct Elsewhere 

1B Plants Rare, Threatened, or Endangered in California and Elsewhere 

2A Plants Presumed Extirpated in California, But Common Elsewhere 

2B Plants Rare, Threatened, or Endangered in California, But More Common Elsewhere 

3 Plants about which more information is needed; a review list 
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Table 4.4-1. California Rare Plant Rank Status Designations  

List Designation Meaning 

4 Plants of limited distribution; a watch list 

CBR Considered but rejected  

List .1, .2 and .3 extension meanings: 

.1 Seriously threatened in California (over 80 percent of occurrences threatened / high degree 
and immediacy of threat) 

.2 Moderately threatened in California (20 to 80 percent occurrences threatened / moderate 
degree and immediacy of threat) 

.3 Not very threatened in California (less than 20 percent of occurrences threatened/low 
degree and immediacy of threat or no current threats known) 

Note: According to the California Native Plant Society (Skinner and Pavlik 1994), plants on Lists 1B and 2 meet 
definitions for listing as threatened or endangered under Section 1901, Chapter 10, of the California Fish 
and Game Code (California Department of Fish and Game [CDFG] 1984). This interpretation is inconsistent 
with other definitions. 

Plant Species with a Moderate Potential to Occur 

Smooth Tarplant 

Smooth tarplant (Centromadia pungens ssp. laevis) has a CRPR of 1B.1. This annual herb in the Asteraceae 
family blooms from April to September and occurs at elevations ranging from 0 to 2,100 feet above mean 
sea level (msl). Smooth tarplant is typically found in alkaline soils of chenopod scrub, meadows and seeps, 
playas, riparian woodlands, and valley and foothill grasslands. This subspecies is also known to occur in 
disturbed areas. Threats to this subspecies include foot traffic, agriculture, road maintenance, disking, 
urbanization, hydrological alterations, and flood control projects (CNPS 2024b).  

The Project Area contains limited coastal scrub habitat in the disturbed California buckwheat scrub and 
suitable disturbed grassland habitat in the wild oats and annual brome grasslands. One recent CNDDB 
occurrence was documented in 2016 approximately 4.7 miles east of the Project Area, and additional 
historic CNDDB records were documented within 5 miles of the Project Area (CDFW 2024a). Due to the 
presence of suitable habitat and a recently documented occurrence of the subspecies within 5 miles of the 
Project Area, this subspecies has a moderate potential to occur.  

Santa Ana River Woollystar 

Santa Ana River woollystar (Eriastrum densifolium spp. sanctorum) is state and federally listed as 
endangered and has a CRPR of 1B.1. This perennial herb in the Polemoniaceae family blooms from March 
through September and occurs at elevations ranging from 300 to 2,000 feet above msl. This subspecies 
typically occurs in chaparral and alluvial fans of coastal scrub, sometimes in sandy or gravelly soils. Threats 
to this species include off-road vehicle use, development, altered hydrology and illegal dumping (CNPS 
2024b).  
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The Project Area contains limited coastal scrub habitat with sandy soils in the disturbed California 
buckwheat scrub. Multiple recent and historic CNDDB occurrences were documented within the vicinity of 
the Project Area. The most recent record was documented in 2020 approximately 2.3 miles southeast of 
the Project Area, and the closest recent record was documented in 2013 approximately 1.7 miles south of 
the Project Area (CDFW 2024a). Due to the presence of limited suitable habitat and recently documented 
occurrences of the species within 5 miles of the Project Area, this species has a moderate potential to 
occur.  

Plant Species with a Low Potential to Occur 

Fourteen species have a low potential to occur within the Project Area due to limited habitat for the 
species within the Project Area and a recently documented observation occurs within the database search, 
but not within 5 miles of the area; a historic documented observation (more than 20 years old) was 
recorded within 5 miles of the Project Area; or suitable habitat strongly associated with the species occurs 
onsite, but no records or only historic records were found within the database search. 

4.4.1.7 Special-Status Wildlife 

The literature search identified 28 special-status wildlife species that had previously been documented on 
or in the vicinity of the Project Area. A list was generated from the results of the literature review and the 
Project was evaluated for suitable habitat that could support any of the special-status wildlife species on 
the list. The Project Area’s disturbed nature, proximity to commercial development, and anthropogenic 
influences likely preclude many of these species from occurring. A brief natural history and discussion of 
the special-status wildlife species that are determined to have a high or moderate potential to occur 
within the Project Area is provided below. A table outlining each species, their designations, and potential 
for occurrence on the Project Area can be found in Appendix B. 

Wildlife Species Present with a High Potential to Occur 

Three species were found to have a high potential to occur in the Project Area. Although these species 
were not incidentally observed in the Project Area during the biological reconnaissance survey, habitat 
(including soils and elevation factors) for the species occurs within the Project Area and a known 
occurrence has recently been recorded (within the last 20 years) within 5 miles of the area. 

Burrowing Owl 

Burrowing owl was petitioned for listing under the California Endangered Species Act (California ESA) in 
August 2024 (CDFW 2024b) and advanced to candidacy in October 2024 which awarded the species the 
same protection as an endangered species. Burrowing owls historically occurred throughout much of 
California and the western U.S.; however, many former California populations have been extirpated. 
Burrowing owls typically inhabit open habitats, primarily grasslands and deserts. Burrowing owls require 
burrows for roosting and nesting cover. Although they often nest in abandoned California ground squirrel 
burrows, they will also use other small mammal burrows, pipes, culverts, and nest boxes, particularly 
where burrows are scarce (Zeiner et al. 1990). 
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Suitable habitat for the species is present within the wild oat and annual grassland habitat and disturbed 
California buckwheat scrub in the Project Area. Habitat characteristics such as low-growing vegetation, 
friable soils, and California ground squirrel burrows provide habitat for burrowing owl. Foraging habitat is 
also present throughout the Project Area with food sources such as small mammals and lizards. Although 
no burrowing owls or burrowing owl sign were incidentally observed during the biological survey, a 
complex of burrows suitably sized for burrowing owl use were observed. Due to the mobile nature of the 
species, it is possible for burrowing owls to move onto or offsite throughout the year. 

The CNDDB documented six occurrences of this species within the 5 miles of the Project Area, one of 
which overlaps with the Project Area. All six of these occurrences were recently documented (in the last 20 
years). The closest occurrence which overlaps with the Project Area describes one adult and one breeding 
pair in May of 2007. The most recent occurrence was recorded in 2007 approximately 4 miles northwest of 
the Project Area (CDFW 2024a). This species has a high potential to occur within the Project Area due to 
presence of suitable habitat and the previous occurrence which overlaps with the Project Area. 

Delhi Sands Flower-Loving Fly 

The Delhi Sands flower-loving fly (Rhaphiomidas terminatus abdominalis) is a federally listed endangered 
species. As observed by the name, this species is associated with the Delhi series of sand. Within the life 
cycle of the fly, larval stages develop completely underground and may remain underground for several 
years before emerging as adults during summer (USFWS 2019). The Delhi Sands flower-loving fly prefers 
low density cover, often using habitat that has less than 50 percent cover (USFWS 1997). Indicator species 
include buckwheat, California croton, and telegraph weed. It is documented that oviposition occurs 
primarily near telegraph weed (USFWS 2008, 2019) and that California buckwheat is a primary feeding 
plant (USFWS 2019). 

Suitable habitat for this species was found to occur throughout the Project Area. The Project Area is 
composed of Delhi Sand series, vegetation density was low, and indicator plant species for the fly were 
present. Despite the Project Area having disturbances from discing, three native plant species that are 
indicator species for the fly, were found throughout the Project Area. These plants were California 
buckwheat, telegraph weed, and California croton. California buckwheat was concentrated in the 
northwest corner of the Project Area within the disturbed California buckwheat scrub, telegraph weed was 
scattered throughout the Project Area, and California croton was concentrated in the northwest corner of 
the Project Area but scattered throughout. Additionally, an existing West Valley HCP conservation area 
which is managed by the Rivers and Lands Conservancy (RLC), the “Laing National Fish and Wildlife 
Foundation (NFWF) Delhi Sands flower-loving fly (DSF)” protected sand dune habitat, is present west of 
the Project Area within the 500-foot survey buffer (RBF Consulting 2014; RLC 2024). The previously 
described area is hereby referred to as “Existing Conservation Area.” This habitat is preserved for the Delhi 
sands flower-loving fly and other species that co-occur (RLC 2024). 

A total of 30 recent and historic occurrences were documented in CNDDB, all within 5 miles of the Project 
Area. Of the 16 recent occurrences, 10 had an overlap with the Project Area. Of the 14 historic 
occurrences, 10 had an overlap with the Project Area. The most recent occurrence was documented within 
the Project Area in 2013 (CDFW 2024a). This species has a high potential to occur within the Project Area 
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due to presence of indicator plant species, Delhi Sands series, and the numerous historic and recent 
occurrences which overlap with the Project Area. 

Coastal Whiptail 

The coastal whiptail (Aspidoscelis tigris stejnegeri) is a CDFW Species of Special Concern (SSC). Coastal 
whiptails are generally found in hot, dry open areas in chaparral, woodland, and riparian habitats (CDFW 
2024c). This species commonly occurs in moist, warm, and loose soil with plant cover in sparsely 
vegetated areas. Typically occurs in habitats with beach dunes, chaparral, pine-oak woodlands, desert 
scrub, sandy washes, and stream terraces with sycamores, cottonwoods, or oaks.  

The Project Area has suitable habitat in the form of sandy loose soils and sparse vegetation throughout 
the disturbed California buckwheat scrub and wild oat and annual brome grassland. The wild oat and 
annual brome grassland within the Project Area appears to be regularly mowed and disced, keeping 
vegetation cover low. One recent occurrence and one historic occurrence were documented in CNDDB 
within 5 miles of the Project Area. The most recent occurrence was documented in 2016 approximately 4 
miles southeast of the Project Area. The closest occurrence was documented in 1995 less than a half mile 
from the Project Area. This species has a high potential to occur due to the presence of suitable habitat 
and occurrences within 5 miles of the Project Area. 

Wildlife Species with a Moderate Potential to Occur 

Coast Horned Lizard 

The coast horned lizard (Phrynosoma blainvillii) is currently designated as a CDFW SSC (CDFW 2024c). The 
coast horned lizard occurs from central California west of the Cascade-Sierran Highlands south to Baja 
California. Historically, the species occurred as far north as Kennett in Shasta County. This species can 
occur within a variety of environments including scrubland, annual grassland, valley-foothill woodlands, 
and coniferous forest from 0 to 8,000 feet above msl. However, they most commonly occur in and along 
lowland sandy washes with scattered low vegetation. This species requires bushes to provide cover, open 
areas for sunning, and loose soils for burial. The species primarily eats harvester ants, but also eats various 
other invertebrates. 

Marginally suitable habitat is present in the Project Area within the disturbed California buckwheat scrub 
in the northwest corner of the Project Area and wild oat and annual brome grassland. Habitat 
characteristics such as loose soil for burial, open areas for sunning and food sources such as ants are 
present. However, shrub cover within the Project Area was low and there were limited ant hills for 
foraging within both the Project Area and survey buffer. Shrub cover was more prevalent within the 500-
foot survey buffer.  

Four historic occurrences and one occurrence without an observation date were recorded in CNDDB 
within 5 miles of the Project Area. The closest occurrence was recorded approximately 3 miles south of the 
Project Area without an observation date. This species has a moderate potential to occur due to 
occurrences within 5 miles of the Project Area and the presence of marginally suitable habitat within the 
Project Area and adjacent habitat.  
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Crotch Bumble Bee 

The Crotch bumble bee (Bombus crotchii) was petitioned for listing under the California ESA in October 
2018 (Hatfield et al. 2018), advanced to candidacy in June 2019, was challenged in courts and the 
candidacy was temporarily stayed beginning in February 2021, and candidacy was recently reinstated in 
September 2022 (CDFW 2023). This species is associated with open grassland and scrub habitats and 
occurs primarily in California, including the Mediterranean region, Pacific Coast, Western Desert, Great 
Valley, and adjacent foothills through most of southwestern California (Williams et al. 2014). Crotch 
bumble bees primarily nest underground, and may occupy cavities in a variety of substrates including: 
thatched grasses, abandoned rodent burrows or bird nests, brush piles, rock piles, and fallen logs and 
have also been found nesting in artificial structures such as walls, rubble or abandoned furniture. Bumble 
bee nests are annual and conclude with deaths of the queen, workers, and drones at the end of the 
season with only the mated gyne (future queen) surviving the winter (overwintering) in order to emerge 
the following spring to start the next year’s colony. Similar to other bumble bee species, Crotch bumble 
bee is a generalist forager and reportedly visits a variety of flowering plants, including Asclepias, 
Chaenactis, Lupinus, Medicago, Phacelia, and Salvia.  

The Project Area contains marginally suitable habitat for this species within the wild oat and annual brome 
grassland and in the disturbed California buckwheat scrub. Flowering plants, which provide nectar sources 
and foraging opportunities, were present throughout the Project Area including California croton, 
deerweed, turkey mullein, and California buckwheat. Additionally, small mammal burrows are scattered 
throughout the Project Area and 500-foot survey buffer that could provide marginal nesting and 
overwintering habitat. However, the wild oat and annual brome grassland appears to be subjected to 
repeated ground disturbances, which likely precludes this species from nesting/overwintering within the 
wild oat and annual brome grassland. This species has the potential to forage within Project Area or nest 
along the edges of the disced areas within the disturbed California buckwheat scrub and the 500-foot 
survey buffer.  

Three historic occurrences of the species were documented in CNDDB all within 5 miles of the Project 
Area. The most recent and nearest occurrence was documented in 1938 approximately 1.5 miles 
northwest of the Project Area. This species has a moderate potential to occur due to the presence of 
potential foraging, nesting, marginally suitable overwintering habitat, and CNDDB records within 5 miles 
of the Project Area. 

Los Angeles Pocket Mouse 

The Los Angles pocket mouse, a CDFW SSC, is a small heteromyid averaging between 8 to 12 grams. The 
Los Angeles pocket mouse is one of eight subspecies of the little pocket mouse, Perognathus 
longimembris. It inhabits areas containing fine sandy soils or sandy loams, which are excellent substrates 
for burrow excavation by this diminutive animal. Like many heteromyids, Los Angeles pocket mouse dig 
burrow systems near the base of shrubs or amidst other vegetation types and position themselves within 
the burrow as environmental conditions change. The species can occur in open grasslands entirely lacking 
shrubs; however, trapping studies suggest that Los Angeles pocket mouse primarily forage under the 
protection of some form of vegetative canopy and are rarely found in exposed open areas. Los Angeles 
pocket mouse most commonly occur in sage scrub and grassland habitats, but also in alluvial fan sage 
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scrub habitats. Plant species composition varies greatly among Los Angeles pocket mouse occupied 
habitat areas, but typically encompasses both native and nonnative plants commonly associated with 
sandy or granular soils, and often in lower elevational alluvial systems. The species range extends from the 
Los Angeles Basin, from approximately Burbank and San Fernando in the northwest, to San Bernardino on 
the northeast, and Cabazon, Hemet, and Aguanga on the east and southeast. 

Habitat characteristics such as scrub, friable soils, and grassy areas are present in the Project Area within 
the wild oats and annual brome grassland and disturbed California buckwheat scrub. However, little shrub 
cover is present within the Project Area to provide protection for the species. Additionally, the scrub 
habitat is limited to the northwest portion of the Project Area and the grassy habitat appears to be 
regularly disced and mowed. Therefore, the habitat within the Project Area is marginally suitable for Los 
Angeles Pocket mouse.  

One recent and five historic occurrences were documented in CNDDB within 5 miles of the Project Area. 
The most recent CNDDB occurrence was documented in 2017 approximately 4 miles north of the Project 
Area. The closest occurrence was documented in 2000 less than 1 mile south of the Project Area (CDFW 
2024a). This species has a moderate potential to occur due to the presence of marginally suitable habitat 
and CNDDB records within 5 miles of the Project Area. 

Wildlife Species with a Low Potential to Occur 

Seven species have a low potential to occur within the Project Area due to limited or marginal habitat for 
the species occurs within the Project Area and a recently documented observation occurs within the 
database search, but not within 5 miles of the area; a historic documented observation (more than 20 
years old) was recorded within 5 miles of the Project Area; or suitable habitat strongly associated with the 
species occurs onsite, but no records or only historic records were found within the database search.  

4.4.1.8 Wildlife Movement Corridors 

The concept of habitat corridors addresses the linkage between large blocks of habitat that allow the safe 
movement of mammals and other wildlife species from one habitat area to another. The definition of a 
corridor varies, but corridors may include such areas as greenbelts, refuge systems, channels and flood 
control, underpasses, and biogeographic land bridges. In general, a corridor is described as a linear 
habitat embedded in a dissimilar matrix that connects two or more large blocks of habitat. Wildlife 
movement corridors are critical for the survivorship of ecological systems for several reasons. Corridors 
can connect water, food, and cover sources, spatially linking these three resources with wildlife in different 
areas. In addition, wildlife movement between habitat areas provides for the potential of genetic 
exchange between wildlife species populations, thereby maintaining genetic variability and adaptability to 
maximize the success of wildlife responses to changing environmental conditions. This is especially critical 
for small populations subject to loss of variability from genetic drift and effects of inbreeding. The nature 
of corridor usage and wildlife movement patterns vary greatly among species. 

The Project Area was assessed for its ability to function as a wildlife corridor. Although the Project Area 
contains open areas, it is completely surrounded by urban development and is isolated from large, 
contiguous blocks of native habitat. The nearest natural wildlife corridor and area is the Santa Ana River 
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approximately 2 miles south of the of the Project Area. Less than a half mile south of the Project Area is I-
10, approximately 3 miles to east is SR-215, and approximately 4 miles to the north is I- 210; all three are 
major highways that limit wildlife movement. Additionally, the lack of consistent vegetative cover within 
the Project Area, the urban nature of the site, and the high density of nonnative weedy vegetation across 
the Project Area likely deter wildlife from using the area for movement opportunities due to lack of 
suitable cover. Wildlife commonly found in urban areas (e.g., coyote [Canis latrans]) could use portions of 
the Project Area or areas immediately adjacent to the Project Area, such as the Rivers and Lands 
Conservancy “Laing NFWF DSF” protected sand dune habitat to the west, for local travel but the Project 
Area itself does not provide wildlife movement corridor or linkage opportunities. 

The Project Area was also assessed for its ability to function as a native wildlife nursery site and for bat 
roosting habitat. Bat roosting habitat was not identified within the Project Area. Some palm tree species 
and buildings, which can be considered bat roosting habitat, were present within the 500-foot survey 
buffer. However, the palm trees skirts had been removed and the buildings did not have crevices, both of 
which are necessary to support roosting bats. Suitable nesting habitat for bird species was documented 
within the Project Area. However, due to the level of disturbance within and adjacent to the Project Area, 
nursery site habitat for bird species (e.g., heron rookery) is not anticipated to occur.  

4.4.2 Biological Resources (IV) Environmental Checklist and Discussion 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) 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. 

Area to be Developed 

The Area to be Developed consists of an undeveloped lot with the vegetation community, wild oat, and 
annual brome grassland. Disturbances were present throughout the Area to be Developed, including 
compacted gravelly soils along the eastern Project boundary, disced soils, mowed vegetation, abundant 
trash, and a powerline easement that bisects the area and includes metal power poles and a dirt road with 
vehicle tracks.  

The literature review and database searches identified 40 special-status plant species and 28 special-
status wildlife species that have previously been documented on or near the Project Area. Sixteen special-
status plant species were determined to have a moderate or low potential to occur and the remaining 24 
special-status plant species were determined to be absent due to the disturbed nature of the Project Area, 
the lack of suitable habitat (including elevation and soils), and/or because the Project is located outside of 
the known range for the species.  
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Special-Status Plant Species 

Within the Area to be Developed, five special-status plant species have a moderate or low potential to 
occur due to the presence of suitable habitat within the wild oat and annual brome grassland. Smooth 
tarplant (CRPR 1B.1) has a moderate potential to occur within the Area to Be Developed while Catalina 
mariposa lily (Calochortus catalinae) (CRPR 4.2), Plummer’s mariposa lily (Calochortus plummerae) (CRPR 
4.2), Parry’s spineflower (Chorizanthe parryi var. parryi) (CRPR 1B.1), and paniculate tarplant (Deinandra 
paniculata) (CRPR 4.2) all have a low potential to occur. Should these species occur within the Area to be 
Developed, impacts to the species may occur in the form of ground disturbance, vegetation removal, 
mortality, dust, and habitat loss. If present, impacts to species with a CRPR rank of 4, including Catalina 
mariposa lily, Plummer’s mariposa lily, and paniculate tarplant, would not be considered significant under 
CEQA. Impacts to smooth tarplant and Parry’s spineflower would be less than significant with the 
implementation of Mitigation Measures BIO-1 and BIO-2. 

Special-Status Wildlife Species 

Of the 28 special-status wildlife species identified in the literature review, 3 species have a high potential 
to occur, 3 species have a moderate potential to occur, and 7 have a low potential to occur. The remaining 
15 species are presumed absent due to a lack of suitable habitat or because the Project Area being 
outside the known range for the species.  

Burrowing Owl 

Burrowing owl has a high potential to occur within the Area to be Developed. This species is protected by 
the Migratory Bird Treaty Act (MBTA), California Fish and Game Code, and is a Candidate for state listing 
which affords the species the same protections as though it were listed under the California ESA. Within 
the Area to be Developed, suitable habitat was present in wild oat and annual brome grassland in the 
form of friable soils, suitable foraging habitat, and California ground squirrel burrows. The literature 
review and database search identified numerous recent occurrences within five miles of the Project Area 
in CNDDB, one of which was documented in 2007 in the Area to be Developed. Although no live owls or 
their sign were incidentally observed during the biological survey, suitable burrowing and foraging habitat 
is present in the Area to Be Developed. Due to the mobile nature of the species, burrowing owls may be 
present within the Project Area prior to the start of Project activities. Direct impacts in the form of ground 
disturbance, vegetation removal, habitat loss, and mortality and indirect impacts from construction noise 
and vibrations may occur to this species. Impacts to burrowing owl would be less than significant with the 
implementation of Mitigation Measures BIO-1 and BIO-3.  

Delhi Sands Flower-Loving Fly 

Delhi Sands flower-loving fly (federally listed Endangered) has a high potential to occur within the Area to 
be Developed. Within the Area to be Developed, Delhi Sands soil series is present; this soil is necessary for 
the ecology of the Delhi Sands flower-loving fly. Additionally, foraging and oviposition resources are 
present within and adjacent to the Area to be Developed including three of four indicator plant species, 
California buckwheat, annual bursage, and telegraph weed. If present, direct impacts to Delhi Sands 
flower-loving fly could occur in the form of injury or mortality due to vehicle or equipment strikes and loss 
of habitat. If present, indirect impacts to this species may occur in the form of increased human activity, 
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noise, dust, and ground vibrations. However, Project activities would be covered under the West Valley 
HCP incidental take permit, which would require the Project to implement species-specific and 
construction-related avoidance and minimization measures. Impacts to Delhi Sands flower-loving fly, if 
present, would be reduced to less than significant with the implementation of Mitigation Measures BIO-1 
and BIO-4. 

Crotch Bumble Bee 

Crotch bumble bee has a moderate potential to occur within the Area to Be Developed and is a Candidate 
for state listing and is therefore afforded all the protections as though it were listed under the California 
ESA. This species has a moderate potential to occur within the wild oat and annual brome grassland which 
included suitable friable soils, suitable burrow habitat, suitable burrows (i.e., small mammal burrows), and 
nectar sources. Due to the disced soils and mowed vegetation within the Area to be Developed, it is 
unlikely that the species would use the Area to be Developed to nest. However, it is possible that the 
species could use the Area to Be Developed to forage. Three historic occurrences were documented in the 
CNDDB within five miles of the Project Area. If Crotch bumble bee is found to be using or nesting 
adjacent to the Area to Be Developed prior to the start of construction, impacts to Crotch bumble bee 
may occur in the form of direct mortality of individuals, direct mortality to an active nesting colony, direct 
mortality to an overwintering individual, conversion of foraging habitat, or permanent loss of foraging 
resources. Due to the location of the Project in an already mowed and disced area, the suitable foraging, 
nesting, and overwintering habitat is already subject to repeated disturbance. Because this species is a 
generalist forager that chooses nest and overwintering locations on an annual basis, temporary and 
permanent loss of habitat resulting from the Project would not be expected to contribute substantially to 
the overall decline of this species unless direct impacts were to occur to an active nest or overwintering 
gyne (future queen). Impacts to Crotch bumble bee would be less than significant with the 
implementation of Mitigation Measures BIO-1 and BIO-5. 

Coastal California Gnatcatcher 

Coastal California gnatcatcher (federally listed Threatened and CDFW SSC) has a low potential to occur in 
the disturbed California buckwheat scrub in the northwest portion of the Proposed Conservation Area. 
The disturbed California buckwheat scrub is present immediately north and west of the Area to be 
Developed. Therefore, it is unlikely that the species will use the Area to be Developed to nest but could 
travel through the Area to be Developed to access suitable habitat in adjacent areas. If present, direct 
impacts to this species could occur in the form of injury or mortality due to vehicle or equipment strikes 
or nest failure. If present, indirect impacts to this species may occur in the form of increased human 
activity, noise, dust, light pollution, and ground vibrations. Impacts to coastal California gnatcatcher would 
be considered less than significant with the implementation of Mitigation Measures BIO-1 and BIO-6. 

Western Spadefoot 

Western spadefoot (federally proposed for listing, threatened, and CDFW SSC) is not expected to occur 
within the Area to be Developed. The species was determined to have a low potential due to the presence 
of an NWI pond feature that overlaps with the Proposed Conservation Area, disturbed California 
buckwheat scrub, and the presence of sandy soils. However, the habitat characteristics previously 
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described were not present within the Area to Be Developed. Additionally, no sign of aquatic resources, 
such as the presence of cracked soils, were identified at the time of the biological survey. There is only 
one CNDDB occurrence of the species, which is 12 years old and was recorded approximately 5 miles 
away from the Project Area. As a result, direct impacts to western spadefoot are not expected to occur 
within the Area to Be Developed. If present, indirect impacts to this species may occur in the form of 
increased human activity, noise, dust, light pollution, and ground vibrations. Impacts to western spadefoot 
would be considered less than significant with the implementation of Mitigation Measure BIO-1. 

Other Wildlife Species 

Six additional CDFW SSC species have a low potential to occur within the Project Area: southern California 
legless lizard, California glossy snake, San Diego desert woodrat, southern grasshopper mouse, Los 
Angeles pocket mouse, and American badger. If present, direct impacts to these species could occur in 
the form of injury or mortality due to vehicle or equipment strike or entombment inside of burrows that 
are graded over during construction, and loss of habitat. If present, indirect impacts to these species could 
occur in the form of increased human activity, noise, dust, nighttime lighting, and ground vibrations. 
These species have a low probability of occurring in the Area to Be Developed, and if present, these 
species are not expected to occur at high densities due to limited or marginal habitat being present, the 
lack of contiguous habitat surrounding the Project Area, and the disturbed nature of the Area to be 
Developed. The potential loss of individuals in the Area to be Developed would not be expected to 
contribute to the decline in regional populations and would therefore not be considered a significant 
impact under CEQA. The remaining 15 special-status wildlife species are presumed absent from the 
Project Area or areas adjacent to the Project Area due to the lack of suitable habitat and ongoing 
disturbances within and adjacent to the Project Area. No impacts to the 15 presumed absent special-
status wildlife species are anticipated to result from the development of this Project. 

Nesting Birds and Raptors 

Metal power poles, shrub species, and grasses are present within and immediately adjacent to the Area to 
be Developed. These resources can provide nesting habitat for nesting songbirds and raptors protected 
by the MBTA and California Fish and Game Code. Furthermore, the Area to be Developed can provide 
nesting habitat for ground-nesting bird species such as mourning dove (Zenaida macroura). Ground-
disturbing construction activities could directly affect birds protected by the MBTA and their nests 
through the removal of occupied habitat (e.g., destruction of nests, mortality of flightless juveniles) in the 
Area to be Developed, and indirectly through increased noise, vibrations, increased lighting/glare, and 
increased human activity. These impacts to nesting songbirds and raptors would be less than significant 
with the implementation of Mitigation Measures BIO-1 and BIO-6.  

Proposed Conservation Area 

The Proposed Conservation Area consists of an open graded lot, sandy hills in the northwest corner, and a 
powerline easement that bisects the area and includes metal power poles and a dirt road. Vegetation 
communities present within the Proposed Conservation Area include wild oat and annual brome 
grassland and a small patch of disturbed California buckwheat scrub in the northwest. Disturbances were 
present throughout the Proposed Conservation Area including disced soils, mowed vegetation, abundant 
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trash, homeless encampments, fire pit scars and vehicle tracks. No Project related impacts are expected to 
occur within the portion of the powerline easement which runs through the Proposed Conservation Area. 

The Proposed Conservation Area will be subject to mitigation and restoration activities as part of the West 
Valley HCP requirements in order to restore the habitat for the Delhi Sands flower-loving fly. Activities 
may include “fencing, assessments, surveys, and biological monitoring of the habitat and/or species, weed 
abatement and monitoring, thinning of native vegetation to maintain prescribed ratios of vegetation to 
open ground/dune areas, habitat restoration and enhancement of disturbed areas and excess sand which 
accumulates at the downwind side of conservation areas will be collected within the plan area and 
distributed at the upwind side of conservation areas” (RBF Consulting 2014). Aside from maintenance and 
restoration activities required by the West Valley HCP, Project-related activities are not planned to occur 
in the Proposed Conservation Area; therefore, Project-related impacts are expected to be minimal to non-
existent or as indirect impacts only. These impacts are discussed in more detail below. 

Special-Status Plant Species 

Sixteen special-status plant species have a moderate or low potential to occur in the disturbed California 
buckwheat scrub and/or wild oat and annual grassland present in the Proposed Conservation Area. 
Twenty-four special-status plant species are presumed absent due to the disturbed nature of the Project 
Area, the lack of suitable habitat (including elevation and soils, and/or because the Project is located 
outside of the known range of the species. No Project-related impacts will occur to these species.  

Two special status species have moderate potential to occur within the Proposed Conservation Area 
including smooth tarplant (CRPR 1B.1) and Santa Ana River woollystar (state- and federally listed 
endangered and CRPR 1B.1). Smooth tarplant has potential to occur within the wild oat and annual brome 
grassland or the disturbed California buckwheat scrub while Santa Ana river woollystar has potential to 
occur only within the disturbed California buckwheat scrub. Four plant species have a low potential to 
occur within the disturbed California buckwheat scrub and wild oat and annual brome grassland in the 
Proposed Conservation Area: catalina mariposa lily (CRPR 4.2), Plummer's mariposa lily (CRPR 4.2), Parry's 
spineflower (CRPR 1B.1), and paniculate tarplant (CRPR 4.2). Project-related construction activities will not 
occur within the Proposed Conservation Area; therefore, no permanent loss of individuals or habitat will 
occur in the Proposed Conservation Area as a result of the Project. However, some minor beneficial 
impacts could occur during the restoration activities required by the West Valley HCP, such as non-native 
weed abatement, trash removal, and fencing to keep public foot traffic and vehicles out of the Proposed 
Conservation Area. During the restoration activities, impacts may occur in the form of ground disturbance, 
vegetation removal, mortality, or increased dust. However, these impacts would be beneficial overall to 
any special-status plant species occurring in the Proposed Conservation Area because the restoration 
activities would improve habitat quality and also prevent or drastically minimize the anthropogenic 
impacts currently present in the Proposed Conservation Area (e.g., trash, homeless encampments, off-
road vehicle use). If present, impacts to species with a CRPR rank of 4 (Catalina mariposa lily, Plummer’s 
mariposa lily, paniculate tarplant, southern California black walnut, Robinson's pepper-grass, and 
California muhly) would not be considered significant under CEQA and therefore do not require 
mitigation. Impacts to the remaining special-status plant species with potential to occur would be less 
than significant with the implementation of Mitigation Measures BIO-1 and BIO-2. 
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Special-Status Wildlife Species 

Three special-status wildlife species have a high potential to occur, three species have a moderate 
potential to occur, and seven have a low potential to occur. A total of 15 species are presumed absent due 
to a lack of suitable habitat or the Project Area being outside the known range for the species and 
Project-related impacts are not expected to occur to these species.  

Burrowing Owl 

Burrowing owl has a high potential to occur throughout the Proposed Conservation Area in the wild oat 
and annual brome grassland and disturbed California buckwheat scrub. This species is protected by the 
MBTA, California Fish and Game Code, and is a Candidate for state listing which affords the species the 
same protections as though it were listed under the California ESA. Suitable habitat was present 
throughout the Proposed Conservation Area in the form of friable soils, suitable foraging habitat, and 
California ground squirrel burrows, including a complex of burrows suitably sized for burrowing owl use. 
The literature review and database search identified numerous recent occurrences within five miles of the 
Project Area in CNDDB, one of which was documented in 2007 and describes a breeding pair in the Area 
to Be Developed. Although no live owls or their sign were incidentally observed during the biological 
survey, suitable burrowing and foraging habitat were present within the Proposed Conservation Area. Due 
to the mobile nature of the species, burrowing owls may be present within the Proposed Conservation 
Area prior to the start of Project activities. Direct impacts may occur to the species in the form of nest 
failure and indirectly in the form of construction noise, ground vibrations, dust, and light pollution. 
Additionally, some minor beneficial impacts could occur during the mitigation and restoration activities 
required by the West Valley HCP, such as non-native weed abatement, trash removal, and fencing to keep 
public foot traffic and vehicles out of the Proposed Conservation Area. During the mitigation and 
restoration activities, impacts may occur in the form of ground disturbance and temporary increased 
human activity. However, these impacts would be beneficial overall for the species occurring in the 
Proposed Conservation Area because the mitigation and restoration activities would improve habitat 
quality and prevent or drastically minimize the anthropogenic impacts currently present in the Proposed 
Conservation Area (e.g., trash, homeless encampments, off-road vehicle use). Impacts to burrowing owl 
would be less than significant with the implementation of Mitigation Measures BIO-1 and BIO-3. 

Delhi Sand Flower-Loving Fly 

Delhi Sands flower-loving fly (federally listed Endangered) has a high potential to occur throughout the 
Proposed Conservation Area in the wild oat and annual brome grassland and disturbed California 
buckwheat scrub. Within the Proposed Conservation Area, Delhi Sand soil series is present; this soil is 
necessary for the ecology of the Delhi Sands flower-loving fly. Additionally, foraging and oviposition 
resources are present within and adjacent to the Proposed Conservation Area, including all three indicator 
plant species: California buckwheat, California croton, and telegraph weed. If present, indirect impacts to 
this species may occur in the form of increased noise, dust, ground vibrations, and temporary increased 
human activity during Project related construction or mitigation and restoration activities. However, 
mitigation and restoration activities in the Proposed Conservation Area were designed specifically to 
protect the Delhi sands flower-loving fly and are expected to overall benefit the species. Impacts to this 
species, if present, in the Proposed Conservation Area would be covered under the West Valley HCP 
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incidental take permit and would be less than significant with the implementation of Mitigation Measures 
BIO-1 and BIO-4. 

Crotch Bumble Bee 

Crotch bumble bee has a moderate potential to occur throughout the Proposed Conservation Area in the 
wild oat and annual brome grassland or disturbed California buckwheat scrub. This species is a Candidate 
for state listing and is therefore afforded all the protections as though it were listed under the California 
ESA. Habitat characteristics were present throughout the Proposed Conservation Area such as suitable 
friable soils, suitable burrow habitat, and nectar sources. If Crotch bumble bee is found to be using or 
nesting in the Proposed Conservation Area prior to the start of construction related Project activities, 
impacts to this species may occur in the form of noise, dust, and ground vibrations. Additionally, some 
minor beneficial impacts could occur during the mitigation and restoration activities required by the West 
Valley HCP, such as non-native weed abatement, trash removal, and fencing to keep public foot traffic and 
vehicles out of the Proposed Conservation Area. During the restoration activities impacts may occur in the 
form of ground disturbance and temporary increased human activity. However, these impacts would be 
beneficial overall for the species occurring in the Proposed Conservation Area because the restoration 
activities would improve habitat quality and also prevent or drastically minimize the anthropogenic 
impacts currently present in the Proposed Conservation Area (e.g., trash, homeless encampments, off-
road vehicle use). Temporary or permanent loss of habitat resulting from the Project is not expected to 
occur within the Proposed Conservation Area. Impacts to Crotch bumble bee would be less than 
significant with the implementation of Mitigation Measures BIO-1 and BIO-5. 

Coastal California Gnatcatcher 

Coastal California gnatcatcher (federally listed Threatened and CDFW SSC) has a low potential to occur in 
the disturbed California buckwheat scrub in the northwest portion of the Proposed Conservation Area. 
Direct impacts may occur in the form of ground disturbance and habitat loss or nest failure during 
vegetation removal associated with restoration activities required by the West Valley HCP. Indirect 
impacts to this species may occur in the form of increased human activity, noise, dust, light pollution, and 
ground vibrations. However, these impacts would be beneficial overall for the species occurring in the 
Proposed Conservation Area because the restoration activities would improve habitat quality and also 
prevent or drastically minimize the anthropogenic impacts currently present in the Proposed Conservation 
Area (e.g., trash, homeless encampments, off-road vehicle use). Temporary or permanent loss of habitat 
resulting from the Project is not expected to occur within the Proposed Conservation Area. Impacts to 
coastal California gnatcatcher would be less than significant with the implementation of Mitigation 
Measures BIO-1 and BIO-6. 

Western Spadefoot 

Western spadefoot (federally proposed for listing, threatened, and CDFW SSC) has low potential to occur 
in the Proposed Conservation Area, in the NWI freshwater pond and disturbed California buckwheat 
scrub. During the biological survey, no signs of aquatic resources were observed in association with the 
NWI freshwater pond feature; however, it is possible that the NWI freshwater pond feature seasonally 
holds water that could provide habitat for the species after rain events. There is only one CNDDB 
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occurrence of the species, which is 12 years old and was recorded approximately 5 miles away from the 
Project Area. Impacts may occur in the form of ground disturbance, habitat loss, or direct mortality during 
mitigation and restoration activities. Indirect impacts to western spadefoot may occur in the form of noise, 
dust, light pollution, and ground vibrations during construction related Project activities. Impacts to 
western spadefoot would be less than significant with the implementation of Mitigation Measures BIO-1 
and BIO-7. 

Other Wildlife Species 

Six additional CDFW SSC species have a low potential to occur within the Project Area: southern California 
legless lizard, California glossy snake, San Diego desert woodrat, southern grasshopper mouse, Los 
Angeles pocket mouse, and American badger. If present, indirect impacts to these species could occur in 
the form of increased human activity, noise, dust, nighttime lighting, and ground vibrations. During 
restoration activities, direct impacts may occur in the form of ground disturbance or loss of habitat during 
vegetation removal. However, these impacts would be beneficial overall for the species occurring in the 
Proposed Conservation Area because the restoration activities would improve habitat quality and also 
prevent or drastically minimize the anthropogenic impacts currently present in the Proposed Conservation 
Area (e.g., trash, homeless encampments, off-road vehicle use). Temporary or permanent loss of habitat 
resulting from the Project is not expected to occur within the Proposed Conservation Area. These species 
have a low probability of occurring in the Project Area, and if present, these species are not expected to 
occur at high densities due to the Project Area being surrounded by development without contiguous 
habitat nearby, the disturbed nature of the Project Area, and the presence of limited or only marginally 
suitable habitat. Any potential loss of individuals in the Project Area would not be expected to contribute 
to the decline in regional populations and would therefore not be a significant impact under CEQA.  

Nesting Birds and Raptors 

Metal power poles, shrubs, and grasses are present within and immediately adjacent to the Proposed 
Conservation Area. These resources can provide nesting habitat for nesting songbirds and raptors 
protected by the MBTA and California Fish and Game Code. Furthermore, the Proposed Conservation Area 
can provide nesting habitat for ground-nesting bird species such as mourning dove. Ground-disturbing 
restoration activities required by the West Valley HCP could directly affect birds protected by the MBTA 
and their nests through the removal of occupied habitat (e.g., destruction of nests, mortality of flightless 
juveniles). However, these impacts would be beneficial overall for the species occurring in the Proposed 
Conservation Area because the restoration activities would improve habitat quality and also prevent or 
drastically minimize the anthropogenic impacts currently present in the Proposed Conservation Area (e.g., 
trash, homeless encampments, off-road vehicle use). Temporary or permanent loss of habitat resulting 
from the Project is not expected to occur within the Proposed Conservation Area. Additionally, indirect 
impacts to nesting birds could occur through increased noise, vibrations, increased lighting/glare, and 
increased human activity. Impacts to nesting songbirds and raptors would be less than significant with the 
implementation of Mitigation Measures BIO-1 and BIO-6.  
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Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

b) Have a substantial adverse effect on any riparian 
habitat or other sensitive natural community 
identified in local or regional plans, policies, 
regulations, or by the California Department of 
Fish and Wildlife or U.S. Fish and Wildlife Service? 

    

No Impact. 

Area to be Developed 

No riparian habitat or sensitive natural communities were identified within the Area to be Developed. Only 
one vegetation community is present within the Area to be Developed, wild oats and annual brome 
grassland. No impacts to sensitive natural communities within the Area to be Developed are anticipated 
as a result of the Project.  

Proposed Conservation Area 

No riparian habitat or sensitive natural communities were identified within the Proposed Conservation 
Area. Two vegetation communities are present within the Proposed Conservation Area, including 
disturbed California buckwheat scrub and wild oats and annual brome grassland. No impacts to sensitive 
natural communities within Proposed Conservation Area are anticipated as a result of the Project.  

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

c) Have a substantial adverse effect on state or 
federally protected wetlands (including, but not 
limited to, marsh, vernal pool, coastal, etc.) 
through direct removal, filling, hydrological 
interruption, or other means? 

    

Less than Significant Impact. 

Area to be Developed 

Although a formal aquatic resources delineation was not performed, potentially jurisdictional features 
were not identified within the Area to be Developed. Impacts to aquatic resources within the Area to be 
Developed are not expected as a result of the Project. 

Proposed Conservation Area 

Although a formal aquatic resources delineation was not performed, potentially jurisdictional features 
were not identified within the Proposed Conservation Area during the biological survey. One NWI aquatic 
feature, a palustrine, unconsolidated shore freshwater pond, overlaps with the Proposed Conservation 
Area. However, the majority of the freshwater pond lies west of the Proposed Conservation Area within 
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the 500-foot survey buffer. Project-related construction activities will not occur in the Proposed 
Conservation Area and impacts to this feature are not expected as a result of the Project. No significant 
impacts to state and federally protected wetlands and waters of the U.S. will occur as a result of the 
Project. 

If the Project design changes or offsite improvements are found to be necessary within the NWI 
freshwater pond feature as a result of the Project, then a formal aquatic resources delineation should be 
conducted to determine jurisdiction and extent of the feature. If it is found to be jurisdictional then 
mitigation and regulatory permitting under the California Fish and Game Code (Section 1600) and the 
federal Clean Water Act (Section 401) would be necessary prior to the start of construction.  

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

d) Interfere substantially with the movement of any 
native resident or migratory fish or wildlife 
species or with established native resident or 
migratory wildlife corridors, or impede the use of 
native wildlife nursery sites? 

    

No Impact. 

Area to be Developed 

The Area to be Developed is located within and adjacent to areas containing existing disturbances (e.g., 
roadways, major highways, residential and commercial development). Despite these disturbances, the 
Area to be Developed contains open land and resources that could provide limited movement 
opportunities in the immediate vicinity. Additionally, to the west of the Area to be Developed is the 
Proposed Conservation Area, which will remain undeveloped per the West Valley HCP (RBF 
Consulting 2014). This adjacent habitat connects the Area to be Developed to other open spaces such as 
the Existing Conservation Area which supports native wildlife, such as the Delhi sands flower-loving fly, 
and may provide limited movement opportunities for wildlife. Despite these characteristics, the Area to be 
Developed is adjacent to urban development and anthropogenic disturbances and provides no 
connection between large, contiguous blocks of native habitat in the region. Due to being surrounded by 
development and low vegetative cover, impacts to wildlife corridors or linkages are not expected to occur 
within the Area to Be Developed as a result of the Project. 

The Area to Be Developed was also assessed for its ability to function as a native wildlife nursery site and 
for bat roosting habitat. Bat roosting habitat was not identified within the Area to Be Developed. Some 
palm tree species and buildings, which can provide bat roosting habitat under the right conditions, are 
present within the 500-foot survey buffer. However, the palm trees skirts had been removed and the 
buildings did not have crevices, both of which are necessary to support roosting bats. Suitable nesting 
habitat for bird species was documented within the Project Area. However, due to the level of disturbance 
within and adjacent to the Project Area, nursery site habitat for bird species (e.g., heron rookery) is not 
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anticipated to occur. As a result, impact nursery sites are not expected to occur within the Area to Be 
Developed as a result of the Project. 

Proposed Conservation Area 

The Proposed Conservation Area is located within and adjacent to areas containing existing disturbances 
(e.g., roadways, major highways, residential and commercial development). Despite these disturbances, 
the Proposed Conservation Area contains open land and resources that could provide limited movement 
opportunities in the immediate vicinity. Additionally, immediately west of the Proposed Conservation Area 
is the Existing Conservation Area which supports native wildlife, such as the Delhi Sands flower-loving fly, 
and may provide limited movement opportunities for wildlife. Despite these characteristics, the Proposed 
Conservation Area is adjacent to urban development and anthropogenic disturbances and provides no 
connection between large, contiguous blocks of native habitat in the region. Due to being surrounded by 
development and low vegetative cover, impacts to wildlife corridors or linkages are not expected to occur 
within the Proposed Conservation Area as a result of the Project. 

The Proposed Conservation Area was also assessed for its ability to function as a native wildlife nursery 
site and for bat roosting habitat. Bat roosting habitat was not identified within the Proposed Conservation 
Area. Some palm tree species and buildings, which can provide bat roosting habitat under the right 
conditions, were present within the 500-foot survey buffer. However, the palm trees skirts had been 
removed and the buildings did not have crevices, both of which are necessary to support roosting bats. 
Suitable nesting habitat for bird species was documented within the Proposed Conservation Area. 
However, due to the level of disturbance within and adjacent to the Proposed Conservation Area, nursery 
site habitat for bird species (e.g., heron rookery) is not anticipated to occur. As a result, impacts to nursery 
sites are not expected to occur within the Proposed Conservation Area as a result of the Project. 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

e) Conflict with any local policies or ordinances 
protecting biological resources, such as a tree 
preservation policy or ordinance? 

    

No Impact. 

No mature trees, according to the definitions provided in City of Colton Municipal Code, Chapter 12.20, 
were observed within the Area to be Developed nor within the Proposed Conservation Area. No impacts 
to these resources are expected to occur as a result of the Project.  
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Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

Less than Significant Impact. 

Area to be Developed 

The West Valley HCP was developed to preserve populations of Delhi Sands flower-loving fly that occur 
north of the I-10 freeway (RBF Consulting 2014) within the city of Colton in San Bernardino County, 
California. The Area to be Developed lies within high quality habitat for the Delhi sands flower-loving fly, 
and within a developable area as defined by the West Valley HCP. Under the West Valley HCP, the current 
Project would be a “Covered Activity” due its status as “construction, operation, and maintenance of 
public or public use facilities/structures within ‘Developed and Developable Lands’ including… other 
public facilities and projects identified in the City’s General Plan and/or Capital Improvements Plans” (RBF 
Consulting 2014). The Project would therefore be consistent with and also considered a Covered Activity 
under the West Valley HCP. As a Covered Activity, the Project will be required to implement avoidance 
and minimization measures during construction as well as species-specific measures to avoid/minimize 
impacts, such as non-native weed abatement, trash removal, and fencing to keep public foot traffic and 
vehicles out. 

Proposed Conservation Area 

The West Valley HCP was developed to preserve populations of Delhi Sands flower-loving fly that occur 
north of the I-10 freeway (RBF Consulting 2014) within the city of Colton in San Bernardino County, 
California. The Area to be Reserved for Open Space lies within high quality habitat for the Delhi sands 
flower-loving fly, and within a proposed “Conservation Area” as defined by the West Valley HCP. Under 
the West Valley HCP, the current Project activities within the Proposed Conservation Area would be a 
“Covered Activity” due to its status of “Construction, operation and maintenance within the Conservation 
Areas including … management of designated Conservation Areas, natural open spaces, or sensitive 
habitats” (RBF Consulting 2014). The Project would therefore be covered under the West Valley HCP 
incidental take permit and conservation easement which will implement biological surveys, monitoring, 
and restoration within the Proposed Conservation Area.  

4.4.3 Mitigation Measures 

BIO-1: Worker Environmental Awareness Program and Biological Monitor: Prior to the start of 
ground disturbing activities, a Worker Environmental Awareness Program (WEAP) shall be 
developed by the City or the City’s consultant. A qualified biologist with experience with the 
sensitive biological resources in the region shall present the WEAP to all personnel working 
in the Project Area (either temporarily or permanently) prior to the start of Project activities. 
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The WEAP may be videotaped and used to train newly hired workers or those not present for 
the initial WEAP. The WEAP shall include, but will not be limited to, discussions of the 
sensitive biological resources associated with the Project, Project-specific measures to avoid 
or eliminate impacts to these resources, consequences for not complying with Project 
permits and agreements, and contact information for the lead biologist. Logs of personnel 
who have taken the training shall be kept on the site at the construction or Project office. 

In addition to a WEAP, a qualified biologist (biological monitor) with experience monitoring 
for and identifying sensitive biological resources known to occur in the area shall be present 
during initial ground-disturbing activities related to the Project (including fence installation 
and vegetation removal activities). Biological monitoring duties shall include, but are not 
limited to, conducting worker education training, verifying compliance with Project permits, 
and helping to ensure Project activities stay within designated work areas.  

The biological monitor shall have the right to halt all activities in an affected area if a special-
status species is identified in a work area and is in danger of injury or mortality. If work is 
halted by the biological monitor, work shall proceed only after the hazards to the individual 
are removed and there is no longer a risk to the individual, or the individual has been moved 
from harm’s way in accordance with the Project’s permits and/or management/translocation 
plans. The biological monitor shall take representative photographs of the daily activities and 
will also maintain a daily log that documents general Project activities and compliance with 
the Project’s permit conditions. Non-compliances shall also be documented in the daily log, 
including any measures that were implemented to rectify the issue. 

BIO-2: Rare Plant Survey: A rare plant survey for smooth tarplant and Santa Ana River woollystar 
shall be conducted within suitable habitat within the Area to be Developed and Proposed 
Conservation Area during the appropriate blooming period. The survey shall be conducted 
by a botanist or qualified biologist in accordance with the USFWS Guidelines for Conducting 
and Reporting Botanical Inventories for Federally Listed, Proposed, and Candidate Plants; the 
CDFW Protocols for Surveying and Evaluating Impacts to Special Status Native Plant 
Populations and Natural Communities; and the CNPS Botanical Survey Guidelines of the 
CNPS. One survey shall be conducted during a time of the year that overlaps with all 
blooming periods (April through September). 

If the aforementioned special-status plant species are observed during the rare plant survey, 
individual plants or populations shall be marked using a GPS unit with submeter accuracy. If 
any of these special-status plant species are detected in the Project Area and impacts to 
these species are unavoidable and impacts would result in deleterious effects to the regional 
population of the species as determined by the qualified Project botanist or biologist, then 
the Project shall consult with CDFW to develop a mitigation plan or additional avoidance and 
minimization measures to ensure impacts to these plant species are minimized to the 
maximum extent practicable. Examples of measures that may be implemented after 
consultation with CDFW include establishing non-disturbance buffers around special-status 
plant locations or additional monitoring requirements during Project construction. 
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BIO-3:  Burrowing Owl Surveys: If the burrowing owl is no longer a Candidate or formally listed 
species under the California ESA at the time ground-disturbing activities occur, then no 
additional protection measures are proposed for the species.  

If the Crotch bumble bee is legally protected under the California ESA as a Candidate or 
Listed species at the time ground-disturbing activities are scheduled to begin, pre-
construction surveys for burrowing owl shall be conducted prior to the start of ground-
disturbing activities (including vegetation removal and fence installation activities), in the 
Area to be Developed, Proposed Conservation Area and adjacent areas. The surveys shall 
follow the methods described in the California Department of Fish and Game (CDFG) Staff 
Report on Burrowing Owl Mitigation (CDFG 2012) on take avoidance. Two surveys shall be 
conducted by a qualified biologist with experience surveying for and identifying burrowing 
owls and their sign. The first survey shall be conducted between 14 and 30 days prior to the 
start of ground-disturbing activities and the second survey shall be conducted no more than 
24 hours prior to the start of ground-disturbing activities. If burrowing owls and/or suitable 
burrowing owl burrows with sign (e.g., whitewash, pellets, feathers, prey remains) are 
identified on the Project site during the survey and impacts to the species or occupied 
burrows are unavoidable, additional mitigation measures consistent with those outlined in 
the Staff Report (CDFG 2012) may need to be implemented, such as implementing a non-
disturbance buffer around occupied burrows, seasonal work restrictions, or passive 
relocation. Additionally, CDFW shall be notified within 24 hours as further coordination may 
be required to avoid or mitigate certain impacts and an incidental take permit may be 
required. If the pre-construction surveys result in no detections of live burrowing owls and 
no sign of owl use of the two potential burrows, then Project activities may commence. 

BIO-4: Delhi Sands Flower-Loving Fly:  

Prior to the initiation of any ground disturbing activities, a qualified biologist shall conduct a 
focused survey for the Delhi Sands Flower-loving Fly in accordance with USFWS Survey 
Guidelines (1996) and all subsequent revisions to the guidelines to determine the presence 
or absence of the species within the Area to be Developed.  

At minimum, the following shall be required per the West Valley HCP. Construction 
monitoring will be conducted by qualified biologists. Prior to the start of monitoring, 
submittal of the name(s), permit numbers, and resumes of all prospective biological 
monitors to the City of Colton at least 30 days prior to initiating Project activities. The 
biologists shall be experienced surveying for, monitoring, and identifying Delhi Sands flower-
loving fly. Prior to the start of Project activities, the biological monitor shall mark the 
Proposed Conservation Area and temporary fencing shall be installed. At least 1 week prior 
the commencement of Project activities, the biological monitor shall submit written and 
photographic documentation of the limits of construction to ensure the Project does not 
encroach upon the Proposed Conservation Area. The City approved biologist will visit the 
site at least twice a week during Project construction. The biological monitor will provide a 
worker environmental awareness program (WEAP) to ensure those onsite are aware of the 
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conserved area and the biology of the Delhi Sands flower-loving fly. The biological monitor 
will also submit a report to the City’s Development Services Department at the end of each 
month documenting Project grading and implementation of minimization measures. If 
construction activities encroach into the Proposed Conservation Area, the City shall report 
the incident to the USFWS within 24 hours of receiving the monthly report and any impacted 
areas shall be restored in accordance with section 5.4.1. of the West Valley HCP (RBF 
Consulting 2014). During construction, the Project personnel shall properly dispose of toxic 
substances, implement fire prevention such as providing fire extinguishing equipment and 
prohibiting smoking, keep storage and staging a minimum of 50 feet from the Proposed 
Conservation Area, keep the work site and staging area free of trash and waste, implement 
dust control by watering work areas, and shield any permanent lightning (RBF Consulting 
2014). 

The Proposed Conservation area shall be fenced with educational signage installed, 
permanent lighting in developed areas shall be shielded, Project personnel shall be provided 
a map displaying the Proposed Conservation Area in proximity to the Area to Be Developed, 
Project boundaries shall be clearly defined, all damage to the Proposed Conservation area 
shall be reported within 24 hours for their evaluation and recommendations (RBF Consulting 
2014). 

BIO-5: Preconstruction Surveys for Crotch Bumble Bee: If the Crotch bumble bee is no longer 
a Candidate or formally listed species under the California ESA at the time ground-
disturbing activities occur, then no additional protection measures are proposed for 
the species. 

If the Crotch bumble bee is legally protected under the California ESA as a Candidate or 
Listed species at the time ground-disturbing activities are scheduled to begin, 
preconstruction surveys shall be conducted in accordance with CDFW’s Survey 
Considerations for the California ESA Candidate Bumble Bee Species (CDFW 2023) the 
season immediately prior to Project-related ground disturbing activities (including but not 
limited to vegetation clearing, fence installation, and grading). A minimum of three Crotch 
bumble bee preconstruction surveys shall be conducted by a qualified biologist during the 
colony active period (April through August) and blooming period of flowering resources 
when Crotch bumble bees are most likely to be detected. If Crotch bumble bees are 
detected, CDFW shall be notified within 24 hours as further coordination may be required to 
avoid or mitigate certain impacts and an incidental take permit may be required. If no Crotch 
bumble bees are detected, then the Project activities may commence. 

BIO-6:  Preconstruction Survey for Coastal California Gnatcatcher and Nesting Birds: A 
preconstruction survey for coastal California gnatcatcher and nesting birds shall be 
conducted by a qualified avian biologist prior to ground-disturbing Project activities 
(e.g., grubbing, vegetation removal, grading, fence installation) regardless of the time 
of year Project-related activities are scheduled to begin. The preconstruction survey 
shall be performed to minimize impacts to coastal California gnatcatcher and ensure 



Draft Initial Study 

ECORP Consulting, Inc. 4-47 August 2025 
Pepper Clinic Development Project  2024-179.01 

that active bird nests will not be disturbed or destroyed as a result of the Project. The 
survey shall be completed no more than three days prior to initial ground disturbance. 
The survey shall include the Project Area and adjacent areas where Project activities 
have the potential to affect active nests, either directly or indirectly, due to 
construction activity, noise, human activity, or ground disturbance.  

If an active nest is identified, a qualified avian biologist shall establish an appropriately sized 
non-disturbance buffer around the nest using flagging or staking. Construction activities 
shall not occur within any non-disturbance buffer zones until the nest is deemed inactive by 
the qualified avian biologist through regular nest status monitoring conducted by the avian 
biologist.  

If coastal California gnatcatcher, or any other special-status avian species is identified during 
the preconstruction survey, and Project-related impacts are unavoidable, consultation with 
the appropriate agency (e.g., USFWS, CDFW) may need to occur to develop additional 
avoidance and minimization measures. 

BIO-7: Preconstruction Survey for Western Spadefoot: Prior to ground disturbing activities in the 
Proposed Conservation Area, a qualified biologist shall conduct at least one preconstruction 
daytime and nighttime survey for all life stages of western spadefoot. The survey shall be 
conducted when surface water is ponded in aquatic features, if feasible, between October 
through May (when suitable environmental conditions are met). Surveys will be conducted 
during or following rain events and in nonfreezing temperatures to the maximum extent 
feasible. Daytime surveys of aquatic features shall be conducted with the aid of binoculars 
and polarized sunglasses for all life stages of western spadefoot as well as adjacent upland 
habitat for burrowing adults and juveniles. Nighttime audio detection and eye-shine surveys 
shall be conducted with the aid of binoculars and flashlight for calling males in and near 
aquatic features. A preconstruction survey report shall be prepared and submitted to the 
USFWS and CDFW, as appropriate, that includes the methods, results, and recommendations 
based on the survey. If the preconstruction survey(s) are conducted according to the above 
methods and no detections of western spadefoot occur within the Project Area or 
surroundings, then no further measures need to be taken. If the preconstruction survey(s) 
are conducted according to the above methods and there are detections of western 
spadefoot within the Project Area or surroundings, consultation with the appropriate 
regulatory agencies may be required based on the current status of the western spadefoot at 
the time of detection. 

4.5 Cultural Resources 

4.5.1 Environmental Setting 

The Project Area is located on the margins of San Bernardino Valley and Cucamonga Valley, to the south 
of the San Gabriel Mountains and north of the Jurupa Mountains, and has elevations that range from 
1,040 to 1,080 feet above mean sea level. It is located approximately 1.75 miles northwest of the Santa 
Ana River and 0.80 mile northeast of Slover Mountain, which was originally quarried for marble as early as 
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1861 and has been a cement factory since 1892 (Landis 2010). It is also located approximately 2.80 miles 
west of the confluence of Lytle Creek and Warm Creek and the confluence of Warm Creek and the Santa 
Ana River. 

4.5.1.1 Cultural Resources Inventory and Evaluation 

An Archaeological and Built Environment Resources Inventory and Evaluation Report was prepared for the 
Proposed Project (ECORP 2024c; Appendix C) The inventory included a records search, literature review, 
and field survey. 

Records Search 

A records search for the property was requested from the South Central Coastal Information Center of the 
California Historical Resources Information System (CHRIS) at California State University, Fullerton on 
August 28, 2024. The purpose of the records search was to determine the extent of previous surveys 
within a 1-mile (1,600-meter) radius of the Project Area, and whether previously documented pre-contact 
or historic archaeological sites, architectural resources, or traditional cultural properties exist within this 
area. The records search results indicate that 33 previous cultural resources investigations have been 
conducted within 1 mile of the Project Area. These studies revealed the presence of pre-contact sites, 
including lithic scatters, ceramic scatters, and isolates (such as projectile points); the studies also revealed 
the presence of historical sites, including quarries, railroad infrastructure, and farms. Two of the 33 studies 
within the 1-mile radius included the Project Area. The records search also identified 17 previously 
recorded cultural resources within 1 mile of the Project Area. Of these, 6 resources are believed to be 
associated with Native American occupation of the vicinity, and 11 resources are historic-era sites 
associated with early European-American agriculture, ranching, logistics, and mining activities. A portion 
of one resource is located within the Project Area: P-36-13627 (Southern Sierras Powerline). 

Sacred Lands File 

The Native American Heritage Commission (NAHC) was contacted on August 30, 2024 to request a search 
of the Sacred Lands File (SLF) for the Project Area. This search determines whether California Native 
American tribes have recorded Sacred Lands within the Project Area. This is because the SLF is populated 
by members of the Native American community with knowledge about the locations of tribal resources. In 
requesting a search of the SLF, information from the Native American community regarding tribal cultural 
resources (TCRs) was solicited, but the responsibility to formally consult with the Native American 
community lies exclusively with the federal and local agencies under applicable state and federal law. 
ECORP was not delegated authority by the lead agencies to conduct tribal consultation.  

Literature Review 

Additional sources were reviewed for the cultural resources inventory and evaluation. The Project Area 
does not contain any resources listed on the Office of Historic Preservation’s Built Environment Resource 
Directory for San Bernardino County. The National Register Information System did not list any eligible or 
listed properties within the Project Area. No California Historical Landmarks were identified within the 
Project Area. A search of historic General Land Office land patent records from the Bureau of Land 
Management’s patent information database revealed that Section 24 was patented to William Pierce on 
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May 10, 1870 as a sale-cash entry. The Caltrans State Bridges Inventory (Caltrans 2018) lists the Slover 
Mountain Underpass (Bridge 54 0835) located approximately 0.7 mile southeast of the Project Area. 
Caltrans classifies the bridge as Category 5, which indicates that it is ineligible for the National Register of 
Historic Places (NRHP). The Caltrans Local Bridges Inventory (Caltrans 2019) does not list any bridges 
within 1 mile of the Project Area. A review of the City of Colton local historical registry indicates that 
Hermosa Gardens Cemetery, which is located 0.27 mile east of the Project Area, is the City of Colton’s 
Historical Landmark No. 31. The Cemetery was established in 1887 and is the location where lawman 
Morgan Earp was reinterred in 1892. His grave was dedicated as a Historical Landmark by the Historical 
Preservation Commission in 1993 (City of Colton n.d.). 

ECORP also reviewed historical aerial photographs and maps of the Project Area to obtain information 
about past land-use practices and the potential for buried archaeological sites. The review indicates that 
no development has taken place within the Project Area, except for the transmission line and associated 
access road. The review also indicates nearby rural activities related to agriculture and Morrow Field. 

Field Survey 

On September 13, 2024, a pedestrian survey for archaeological resources was conducted for the Project 
Area. At that time, developed and exposed ground surfaces were examined for indications of surface or 
subsurface cultural resources. Within the Project Area, the ground visibility to the south of the powerline 
that crosses the Project Area was approximately 60 percent due to recent mowing and minimal 
overgrowth; the ground visibility on the associated access road was 100 percent. To the north of the 
powerline, recent digging activities associated with a homeless camp resulted in the removal of 
vegetation and increased ground visibility; however, modern debris and trash on the ground reduced the 
visibility to between 80 and 90 percent. No new cultural resources were identified within the Project Area. 
The previously recorded transmission line was revisited, and the California Department of Parks and 
Recreation site record was updated. 

Impacts to a Historical Resource, as defined by CEQA (listed in an official historic inventory or survey or 
eligible for the California Register of Historical Resources [CRHR]), are significant if the resource is 
demolished or destroyed or if the characteristics that made the resource eligible are materially impaired 
(14 California Code of Regulations Section 15064.5(b)). Demolition or alteration of eligible buildings, 
structures, and features that they would no longer be eligible would result in a significant impact. The 
whole or partial destruction of eligible archaeological sites would result in a significant impact. In addition 
to impacts from construction resulting in destruction or physical alteration of an eligible resource, impacts 
to the integrity of setting (sometimes termed visual impacts) of physical features in the Project Area could 
also result in significant impacts. 
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4.5.2 Cultural Resources (V) Environmental Checklist and Discussion 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Cause a substantial adverse change in the 
significance of a historical resource pursuant to 
§15064.5? 

    

Less than Significant with Mitigation Incorporated. 

As a result of previous investigations, one historic-period transmission line was previously recorded within 
the Project Area: P-36-13627 (Southern Sierras Powerline). No new resources were identified during the 
Project’s field survey. Resource P-36-13627, also known as CA-SBR-12613H, is a historic-period powerline 
that travels through Orange, Riverside, and San Bernardino counties. ECORP archaeologists identified two 
towers, and one roadway associated with this resource within the Project Area. 

Resource P-36-13627 (Southern Sierras Powerline) was originally recorded and evaluated by Michael Dice 
(Dice 2007). The evaluation by Dice (2007) included the recording of the entirety of the powerline. Dice 
found the Southern Sierras Powerline not eligible for the CRHR under all criteria due to lack of historical 
associations and significance. Another segment of the powerline was updated and found ineligible for the 
NRHP (Stropes 2019). Both Dice (2007) and Stropes (2019) found the powerline not eligible for the CRHR 
and NRHP, respectively, under all criteria. Further, Gillean and Sanka (2012) found that the original towers 
were replaced by the existing lattice-style towers between 1953 and 1954, thereby reducing the resource’s 
physical integrity. 

Archival research and field studies performed by ECORP as part of the current study did not yield any new 
information that would warrant a reconsideration of the previous findings of ineligibility. Therefore, based 
on a review of previously conducted investigations, ECORP concurs with Dice (2007) and Stropes (2019) 
that P-36-13627 (Southern Sierra Powerline) is recommended not eligible for listing on the CRHR and 
NRHP. ECORP’s field analysis of the segment within the Project Area indicates that, due to the current 
condition of the transmission line, it should remain not eligible based on the lack of historical significance 
and loss of integrity. Although the previous evaluations included segments that were not located within 
the Project Area, ECORP concurs with the findings and analysis of the Southern Sierra Powerline as a 
whole and concludes that the resource remains not eligible for the NRHP and CRHR under all criteria. 
Therefore, P-36-13627 is not considered a Historical Resource under CEQA or a Historic Property under 
National Historic Preservation Act (NHPA) Section 106. 

The survey of the Project Area did not identify any pre-contact resources on the surface; however, 
considerable homeless encampment refuse and disturbance was present in the Project Area. It is possible 
that any historic resources present on the surface have been removed. ECORP assumes that the 
subsurface areas within the Project Area still have a high potential for buried pre-contact resources. 
Impacts would be less than significant with incorporation of Mitigation Measures CUL-1 and CUL-2. 
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Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

b) Cause a substantial adverse change in the 
significance of an archaeological resource 
pursuant to §15064.5? 

    

Less than Significant with Mitigation Incorporated. 

The eastern half of the Project Area comprises Holocene Alluvium (likely deriving from Lytle Creek, Warm 
Creek, or the Santa Ana River) and the western half comprises Holocene Aeolian Sands (Dibblee and 
Minch 2004). Such sedimentation provides a high probability that archaeological deposits might be 
buried, if present, and also are indicative of a higher likelihood of human occupation. 

The Project Area contains one soil type: Delhi fine sand. This soil type is a somewhat excessively drained, 
sandy alluvium derived from granite (NRCS 2024). 

The Project Area has a high potential for buried pre-contact archaeological sites due to the presence of 
alluvial and aeolian deposits, in addition to the likelihood for pre-contact archaeological sites to be 
located near perennial waterways. The survey of the Project Area did not identify any pre-contact 
resources on the surface; however, considerable homeless encampment refuse and disturbance was 
present in the Project Area. ECORP assumes that the subsurface areas within the Project Area still have a 
high potential for buried pre-contact archaeological resources. Impacts would be less than significant with 
incorporation of Mitigation Measures CUL-1, CUL-2, and CUL-3. 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

c) Disturb any human remains, including those 
interred outside of dedicated cemeteries?     

Less than Significant with Mitigation Incorporated. 

No dedicated cemeteries are located in or near the Project Area. Most Native American human remains 
are found in prehistoric archaeological sites. No impacts to human remains are anticipated; however, if 
any are encountered during Project-related ground-disturbing construction activities, existing regulations 
(Section 7050.5 of the California Health and Safety Code, Section 5097.98 of the California PRC, and 
Assembly Bill [AB] 2641) are in place that detail the actions that must be taken if such discoveries are 
made. Implementation of Mitigation Measure CUL-3 would reduce impacts to a less than significant level. 

4.5.3 Mitigation Measures 

CUL-1: Monitoring and Treatment Plan. A Monitoring and Treatment Plan that is reflective of the 
project mitigation (“Cultural Resources” and “Tribal Cultural Resources”) shall be completed 
by the archaeologist and submitted to the Lead Agency for dissemination to the 
Yuhaaviatam of San Manuel Nation Cultural Resources Management Department (YSMN; 
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also known as San Manuel Band of Mission Indians). The Plan shall address the details, 
timing, and responsibility of archaeological and cultural activities that will occur on the 
project. Details in the Monitoring and Treatment Plan shall include Project-related ground 
disturbance (including, but not limited to, brush clearing, grading, trenching, etc.) and 
development scheduling, safety requirements, duties, scope of work, contractor awareness 
training, archaeological and Native American Tribal Monitors’ authority to stop and redirect 
grading activities, and the protocols and stipulations that the Lead Agency, YSMN, and the 
project archaeologist will follow in the event of inadvertent cultural resources discoveries, 
including any newly discovered cultural resource deposits that shall be subject to a cultural 
resources evaluation. Once all parties review and approve the plan, it shall be adopted by the 
Lead Agency – the plan must be adopted prior to permitting for the project. Any and all 
findings will be subject to the protocol detailed within the Monitoring and Treatment Plan.  

CUL-2:  Contractor Awareness Training. The lead agency shall ensure that a Contractor Awareness 
Training Program is delivered to train equipment operators about cultural resources. The 
program shall be designed to inform construction personnel about: federal and state 
regulations pertaining to cultural resources and tribal cultural resources; the subsurface 
indicators of resources that shall require a work stoppage; procedures for notifying the lead 
agency of any occurrences; project-specific requirements and mitigation measures; and 
enforcement of penalties and repercussions for non-compliance with the program.  

The training shall be prepared by a qualified professional archaeologist and may be provided 
either through a brochure, video, or in-person tailgate meeting, as determined appropriate 
by the archaeologist. The training shall be provided to all construction supervisors, 
forepersons, and operators of ground-disturbing equipment. All personnel shall be required 
to sign a training roster. The construction manager is responsible for ensuring that all 
required personnel receive the training. The Construction Manager shall provide a copy of 
the signed training roster to the lead agency as proof of compliance.  

CUL-3: Archaeological Monitoring. Prior to the start of construction, the project proponent shall 
retain a qualified professional archaeologist to monitor all ground-disturbing activities 
associated with project construction. Monitoring is not required for placement of equipment 
or fill inside excavations that were monitored, above-ground construction activities, or 
redistribution of soils that were previously monitored (such as the return of stockpiles to use 
in backfilling).  

The Monitoring Archaeologist shall meet or work under the direct supervision of someone 
meeting the Secretary of the Interior’s Professional Qualifications Standards for prehistoric 
and historic archaeology. The Monitoring Archaeologist shall have the authority to 
temporarily halt ground-disturbing or construction-related work within 100 feet of any 
discovery of potential historical or archaeological resources in order to address 
unanticipated discoveries. In addition, if the find includes human remains, or remains that 
are potentially human, the procedures in Mitigation Measure CUL-4, shall be followed. 
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CUL-4: Post-Review Discovery Procedures. If subsurface deposits believed to be cultural or human 
in origin are discovered during construction, all work must halt within a 100-foot radius of 
the discovery. The Monitoring Archaeologist shall evaluate the significance of the find, and 
shall have the authority to modify the no-work radius as appropriate, using professional 
judgment. The following notifications shall apply, depending on the nature of the find: 

 If the professional archaeologist determines that the find does not represent a 
cultural resource, work may resume immediately, and no agency notifications are 
required. 

 If the professional archaeologist determines that the find does represent a cultural 
resource from any time period or cultural affiliation, he or she shall immediately 
notify the lead agencies. The agencies shall consult on a finding of eligibility and 
implement appropriate treatment measures if the find is determined to be a 
Historical Resource under CEQA, as defined by CEQA or a historic property under 
Section 106 of the NHPA, if applicable. Work may not resume within the no-work 
radius until the lead agencies, through consultation as appropriate, determine that 
the site either: 1) is not a Historical Resource under CEQA or Section 106; or 2) that 
the treatment measures have been completed to their satisfaction. 

 If the find includes human remains, or remains that are potentially human, he or she 
shall ensure reasonable protection measures are taken to protect the discovery from 
disturbance (AB 2641). The archaeologist shall notify the San Bernardino County 
Coroner (per Section 7050.5 of the Health and Safety Code). The provisions of 
Section 7050.5 of the California Health and Safety Code, Section 5097.98 of the 
California PRC, and AB 2641 will be implemented. If the coroner determines the 
remains are Native American and not the result of a crime scene, the Medical 
Examiner will notify the NAHC, which then will designate a Native American Most 
Likely Descendent (MLD) for the Project (Section 5097.98 of the PRC). The 
designated MLD will have 48 hours from the time access to the property is granted 
to make recommendations concerning treatment of the remains. If the landowner 
does not agree with the recommendations of the MLD, the NAHC may mediate 
(Section 5097.94 of the PRC). If no agreement is reached, the landowner must rebury 
the remains where they will not be further disturbed (Section 5097.98 of the PRC). 
This will also include either recording the site with the NAHC or the appropriate 
Information Center; using an open space or conservation zoning designation or 
easement; or recording a reinternment document with the county in which the 
property is located (AB 2641). Work may not resume within the no-work radius until 
the lead agencies, through consultation as appropriate, determine that the 
treatment measures have been completed to their satisfaction. 



Draft Initial Study 

ECORP Consulting, Inc. 4-54 August 2025 
Pepper Clinic Development Project  2024-179.01 

4.6 Energy 

4.6.1 Environmental Setting 

ECORP prepared an Energy Consumption Assessment for the Proposed Project to analyze the potential 
direct and indirect environmental impacts associated with Project energy consumption, including the 
depletion of nonrenewable resources (e.g., oil, natural gas, coal) during the construction and operational 
phases (ECORP 2024d; Appendix D). The impact analysis focuses on the four sources of energy that are 
relevant to the Proposed Project: electricity, natural gas, the equipment-fuel necessary for Project 
construction, and the automotive fuel necessary for Project operations. 

Energy relates directly to environmental quality. Energy use can adversely affect air quality and other 
natural resources. The vast majority of California’s air pollution is caused by burning fossil fuels. 
Consumption of fossil fuels is linked to changes in global climate and depletion of stratospheric ozone. 
Transportation energy use is related to the fuel efficiency of cars, trucks, and public transportation; choice 
of different travel modes (auto, carpool, and public transit); vehicle speeds; and miles traveled by these 
modes. Construction and routine operation and maintenance of transportation infrastructure also 
consume energy. In addition, residential, commercial, and industrial land uses consume energy, typically 
through the usage of natural gas and electricity. Energy Consumption 

Electricity use is measured in kilowatt-hours (kWh), and natural gas use is measured in therms. Vehicle fuel 
use is typically measured in gallons (e.g., gallons of gasoline or diesel fuel), although energy use for 
electric vehicles is measured in kWh. As previously stated, this impact analysis focuses on the four sources 
of energy that are relevant to the Proposed Project: electricity usage, natural gas usage, the equipment-
fuel necessary for Project construction, and the automotive fuel necessary for Project operations. 

The electricity consumption associated with all non-residential uses in San Bernardino County from 2018 
to 2022 is shown in Table 4.6-1. As indicated, electricity consumption has increased since 2018. 

Table 4.6-1. Non-Residential Electricity Consumption in San Bernardino County 2018 – 2022 

Year Electricity Consumption (kWh) 

2022 10,327,755,820  

2021 10,137,255,897 

2020 9,797,575,011 

2019 9,926,183,260 

2018 10,158,958,013 

Source: California Energy Commission 2023 

The natural gas consumption associated with all non-residential uses in San Bernardino County from 2018 
to 2022 is shown in Table 4.6-2. As indicated, natural gas consumption has decreased since 2018. 
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Table 4.6-2. Non-Residential Natural Gas Consumption in San Bernardino County 2018 – 2022 

Year Natural Gas Consumption (therms) 

2022 294,792,317 

2021 304,591,046 

2020 259,859,817 

2019 272,237,239 

2018 268,588,772 

Source: California Energy Commission 2023 

On-road gasoline fuel consumption in San Bernardino County from 2019 to 2023 is shown in Table 4.6-3. 
On-road gasoline consumption has decreased in the County since 2019.  

Table 4.6-3. On-Road Gasoline Consumption in San Bernardino County 2019 – 2023 

Year On-road Gasoline Consumption (gallons) 

2023 859,496,393 

2022 867,249,836 

2021 869,262,610 

2020 763,765,304 

2019 894,821,914 

Source: CARB 2022b, 2021 

On-road and offroad diesel fuel consumption in San Bernardino County from 2019 to 2023 is shown in 
Table 4.6-4. Offroad diesel consumption has decreased in the County since 2019, and on-road diesel 
consumption has increased in the County since 2019.  

Table 4.6-4. Diesel Consumption in San Bernardino County 2019 – 2023 

Year On-Road  
(gallons) 

Off-Road  
(gallons) 

Total  
(gallons) 

2023 279,150,963 17,957,859 297,108,822 

2022 276,240,473 17,958,286 297,198,759 

2021 272,787,528 17,961,981 290,749,509 

2020 265,477,739 17,970,801 283,448,540 

2019 261,139,639 20,984,704 282,124,343 

Sources: CARB 2022b, 2021 
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4.6.2 Energy (VI) Environmental Checklist and Discussion 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Result in potentially significant environmental 
impact due to wasteful, inefficient, or 
unnecessary consumption of energy resources, 
during project construction or operation? 

    

Less than Significant Impact. 

The Project is proposing the construction and operation of a 3-story medical office clinic, a 5-story hotel, 
a 3-story parking structure, additional unenclosed parking, and associated site improvements. The Project 
would generate 2,807 daily trips on weekdays and 895 trips on weekends. In total, the Project would 
therefore generate 763,910 annual trips. 

The levels of construction and operational related energy consumption estimated to be consumed by the 
Project include the number of kWh of electricity, therms of natural gas, gallons of gasoline and gallons of 
diesel. The amount of total on-road construction-related fuel use was estimated using average county fuel 
economy found in CARB’s Emission FACtor (EMFAC) 2021 (CARB 2022b). EMFAC 2021 is a mathematical 
model that was developed to calculate emission rates and rates of gasoline and diesel consumption from 
motor vehicles that operate on highways, freeways, and local roads in California. The fuel consumption of 
Project construction off-road equipment was also modeled using a combination of CalEEMod and CARB’s 
OFFROAD2021 version 1.0.7 (CARB 2021). OFFROAD2021 is a mathematical model that was developed to 
calculate emission rates and rates of gasoline and diesel consumption from off-road vehicles that operate 
in California. Project operational electricity and natural gas consumption estimates were calculated using 
CalEEMod, version 2022.1. CalEEMod is a statewide land use computer model designed to quantify 
resources associated with both construction and operations from a variety of land use projects. 

For this analysis, the amount of electricity and natural gas estimated to be consumed by the Project is 
quantified and compared to that consumed by all nonresidential land uses in San Bernardino County. The 
amount of fuel necessary for Project construction is calculated and compared to that consumed in San 
Bernardino County. Similarly, the amount of fuel necessary for Project operations is calculated and 
compared to that consumed in San Bernardino County. Energy consumption associated with the 
Proposed Project is summarized in Table 4.6-5. 

Table 4.6-5. Proposed Project Energy and Fuel Consumption 

Energy Type Annual Energy  
Consumption 

Percentage Increase 
Countywide 

Building Energy Consumption 

Electricity Consumption1 2,551,459 kWh 0.0247% 

Natural Gas1 37,672 therms 0.0128% 
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Table 4.6-5. Proposed Project Energy and Fuel Consumption 

Energy Type Annual Energy  
Consumption 

Percentage Increase 
Countywide 

Construction Fuel Consumption 

Construction Off-Road & On-Road 
Equipment (Diesel)2,3 92,760 gallons 0.0312% 

Construction On-Road (Gasoline)3 21,228 gallons 0.0025% 

Operations Fuel Consumption 

Operations On-Road (Diesel) 3 81,403 gallons 0.0292% 

Operations On-Road (Gasoline) 3 315,499 gallons 0.0367% 

Source:  1 California Emissions Estimator Model (CalEEMod); 2OFFROAD2021; 3 Emission Factor model (EMFAC) 
2021 

Notes:  The Project increases in electricity and natural gas consumption are compared with all nonresidential uses 
in San Bernardino County in 2022, the latest data available. The Project increases in on-road and off-road 
fuel consumption are compared with the anticipated countywide fuel consumption in 2023, the most 
recent full year of data. 

Fuel necessary for Project construction would be required for the operation and maintenance of 
construction equipment and the transportation of materials to the Project Area. The fuel expenditure 
necessary to construct the hotel, medical office and associated parking would be temporary, lasting only 
as long as Project construction. As indicated in Table 4.6-5, the Project’s on-road gasoline fuel 
consumption during the one-time construction period is estimated to be 21,228 gallons, which would 
increase the annual countywide gasoline fuel use by 0.0025 percent. Additionally, the Project is estimated 
to consume 92,760 gallons of diesel fuel, which would be 0.0312 percent of the county’s annual diesel fuel 
consumption. As such, Project construction would have a nominal effect on local and regional energy 
supplies. No unusual Project characteristics would necessitate the use of construction equipment that 
would be less energy efficient than at comparable construction sites in the region or the state. 
Construction contractors would purchase their own gasoline and diesel fuel from local suppliers and 
would judiciously use fuel supplies to minimize costs due to waste and subsequently maximize profits. 
Additionally, construction equipment fleet turnover and increasingly stringent state and federal 
regulations on engine efficiency combined with state regulations limiting engine idling times and 
requiring recycling of construction debris, would further reduce the amount of transportation fuel 
demand during Project construction.  

Operations of the Proposed Project would include electricity and natural gas usage. As shown in Table 
4.6-5, the annual electricity consumption due to operations would be 2,551,459 kilowatt-hours resulting in 
a small increase (0.0247 percent) in the typical annual electricity consumption attributable to all 
nonresidential uses in San Bernardino County. However, this is potentially a conservative estimate. The 
City of Colton General Plan Land Use Element provides goals and policies meant to reduce energy 
consumption by all new projects. Policy LU 4.3 of the General Plan aims to promote sustainable building 
practices that go beyond the requirement of Title 24 of the California Administrative Code and encourage 
energy-efficient design elements. Natural gas consumption due to operations would be 37,672 therms 
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resulting in a nominal increase (0.0128 percent) in the typical annual natural gas consumption attributable 
to all nonresidential uses in San Bernardino County. For these reasons, it is expected that energy 
consumption associated with Project buildings would not be any more inefficient, wasteful, or 
unnecessary than other similar development projects of this nature. 

The Project is estimated to generate approximately 2,807 daily trips on weekdays and 895 trips on 
weekends. No Project-specific fleet mix data was provided; therefore, CalEEMod defaults were used for a 
conservative analysis. As indicated in Table 4.6-5, this would equate to a consumption of approximately 
315,499 gallons of automotive gasoline per year, which would lead to a minimal (0.0367 percent) increase 
in the annual countywide automotive gasoline consumption. The Project is estimated to consume 
approximately 81,403 gallons of automotive diesel fuel per year, which would lead to a minimal (0.0292 
percent) increase in the annual countywide automotive diesel consumption. Therefore, fuel consumption 
associated with the vehicle trips generated by the Project during ongoing maintenance activities would 
not be considered inefficient, wasteful, or unnecessary in comparison to other similar developments in the 
region. Impacts would be less than significant. 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

b) Conflict with or obstruct a state or local plan for 
renewable energy or energy efficiency?     

No Impact.  

The Project would be designed in a manner that is consistent with relevant energy conservation plans 
designed to encourage development that results in the efficient use of energy resources. The Project will 
be built to the Energy Efficiency Standards for Residential and Nonresidential Buildings, as specified in 
Title 24, Part 6, of the California Code of Regulations (Title 24). Title 24 was established in 1978 in 
response to a legislative mandate to reduce California’s energy consumption. Title 24 is updated 
approximately every three years; the 2019 Title 24 updates went into effect on January 1, 2020. The 2022 
standards went into effect became effective January 1, 2023. The 2022 Energy Standards improve upon 
the 2019 Energy Standards for new construction of, and additions and alterations to, residential and 
nonresidential buildings. The 2022 update to the Energy Standards focuses on several key areas to 
improve the energy efficiency of newly constructed buildings and additions and alterations to existing 
buildings, encouraging better energy efficiency, strengthening ventilation standards, and more. The 2022 
Energy Standards are a major step toward meeting Zero Net Energy. Buildings permitted on or after 
January 1, 2023, must comply with the 2022 Standards. Compliance with Title 24 is mandatory at the time 
new building permits are issued by city and county governments. Additionally, in January 2010, the State 
of California adopted the California Green Building Standards Code that establishes mandatory green 
building standards for all buildings in California. The code was subsequently updated in 2013. The code 
covers five categories: planning and design, energy efficiency, water efficiency and conservation, material 
conservation and resource efficiency, and indoor environmental quality. Policy LU-4.3 of the City of Colton 
General Plan aims to promote sustainable building practices that go beyond the requirement of Title 24 of 
the California Administrative Code and encourage energy-efficient design elements. Additionally, Policy 
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LU-5.1 requires the incorporation of energy conservation features into the design of all new construction 
and site development, as required by State law and local regulations. 

The Proposed Project would not conflict or obstruct a state or local plan for renewable energy or energy 
efficiency. No impact would occur. 

4.6.3 Mitigation Measures 

No significant impacts were identified, and no mitigation measures are required. 

4.7 Geology and Soils 

4.7.1 Environmental Setting 

A Phase I Environmental Site Assessment Report was prepared for the Proposed Project to provide an 
assessment of existing environmental conditions in the Project Area (Partner Engineering and Science, Inc. 
[Partner] 2018; Appendix E). Additionally, a Geotechnical Engineering Investigation was prepared for the 
Proposed Project to evaluate the geotechnical conditions of the Project Area and provided 
recommendations for development (NorCal Engineering 2022; Appendix F). 

A Paleontological Resources Assessment was prepared by ECORP to evaluate the potential for 
paleontological resources to be affected by the development of the Proposed Project (ECORP 2025; 
Appendix G). A paleontological resource assessment conducted less than 1 mile east of the Project Area 
indicated that the Project Area is directly underlain by Quaternary alluvium and eolian drift sand deposits 
of Holocene age (Applied Earthworks 2015). Bortugno and Spittler (1986) have also described the soils as 
being Holocene in age. The eolian sediment are described as yellowish-brown sand dune deposits 
composed of poorly to moderately consolidated, well-to poorly sorted, fine- to medium-grained sand, 
silty sand, and fine gravelly sand. The alluvial deposits contain coarse material and are poorly to 
moderately sorted (Applied Earthworks 2015).  

4.7.1.1 Geomorphic Setting 

The City of Colton lies on a flat alluvial fan surface south of the Transverse Ranges, a geomorphic province 
that includes the San Gabriel and the San Bernardino Mountains. Wind-blown dunes trend north to 
northwest along the northern boundary. These features overlie alluvial deposits and granitic basement 
rock (City of Colton 2014b). The City is situated within the Peninsular Ranges Geomorphic Province. The 
Peninsular range is series of ranges separated by northwest trending valleys. The Peninsular ranges extend 
into lower California and are bound to the east by the Colorado Desert, and extend into the Los Angeles 
Basin and the island group surrounding the continental shelf (Partner 2018).  

4.7.1.2 Regional Seismicity and Fault Zones 

The Alquist-Priolo Earthquake Fault Zoning Act (California PRC, Chapter 7.5, Section 2621-2699.6) was 
intended to reduce the risks associated with surface faults and requires that the designated State 
Geologist identify and map “Earthquake Fault Zones” around known active faults. An “active fault,” 
according to California DOC, Division of Mines and Geology, is a fault that has indicated surface 
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displacement within the last 11,000 years. A fault that has not shown geologic evidence of surface 
displacement in the last 11,000 years is considered “inactive.” 

The San Jacinto fault zone, Crafton Hills fault zone, and San Andreas fault zone run through the City (San 
Jacinto fault) and the surrounding San Bernardino region (Crafton Hills and San Andreas faults) (City of 
Colton 2018).  

4.7.1.3 Soils  

Soils in the City have been mapped by the NRCS as Delhi fine sand (Db) at the surface with other soils in 
the surrounding area including Tujunga Loamy Sand (Tb), exposures of Ramona Sandy Loam (RmC), and a 
belt of Tujunga Gravelly Loamy Sand (TvC). The dominant soil is Delhi fine sand, which form approximately 
15 to 25-foot-high dunes along the northern boundary (City of Colton 2014b). 

According to the U.S. Department of Agriculture’s NRCS Web Soil Survey, the Project Area is composed of 
the soil type Db Delhi fine sand (NRCS 2024). The Delhi series consists of very deep, somewhat excessively 
drained soils. They formed in wind modified material weathered from granitic rock sources. Delhi soils are 
on floodplains, alluvial fans, and terraces. Slopes are 0 to 15 percent (Partner 2018). 

4.7.2 Geology and Soils (VII) Environmental Checklist and Discussion 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Directly or indirectly cause substantial adverse 
effects, including the risk of loss, injury, or death 
involving: 

    

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

    

ii) Strong seismic ground shaking?     

iii) Seismic-related ground failure, including 
liquefaction?     

iv) Landslides?     

Less than Significant Impact. 

i) The San Jacinto fault zone, Crafton Hills fault zone, and San Andreas fault zone run through the 
City (San Jacinto fault) and the surrounding San Bernardino region (Crafton Hills and San Andreas 
faults). The San Jacinto fault passes along Colton’s eastern border with the cities of Loma Linda 
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and San Bernardino. There are no records of surface rupture in Colton, but surface ruptures 
outside of Colton have ranged from five inches to approximately three feet. The closest fault to 
the Project Area is the Rialto-Colton fault, which runs diagonally through the City from northwest 
to southeast (City of Colton 2018). It is located approximately 0.20 mile to the northeast. 
Relatively little is known about the Rialto-Colton fault, which has no known records of fault 
rupture. There is some evidence that the fault has been active in recent geologic times and it may 
be capable of causing surface rupture. Because no known active fault line traverses the Project 
Area, fault rupture impacts at the Project Area would be less than significant. No mitigation is 
required. 

Less than Significant Impact.  

ii) Unlike surface rupture, the consequences of seismic shaking are not restricted to the area 
immediately surrounding the fault. Energy resonating through the ground has the potential to 
travel hundreds of miles and cause damage in many locations simultaneously. The City is located 
within a seismically active region and earthquakes have the potential to cause ground shaking of 
significant magnitude (City of Colton 2018). There is potential for strong ground motion due to 
proximity to the San Jacinto fault zone, Crafton Hills fault zone, and San Andreas fault zone which 
run through the City (San Jacinto fault) and the surrounding San Bernardino region (Crafton Hills 
and San Andreas faults). According to the Geotechnical Engineering Investigation prepared for 
the Proposed Project, The San Jacinto (San Bernardino) Fault is located 2 kilometers from the 
Project Area and is capable of producing a magnitude 6.7 earthquake. Ground shaking originating 
from earthquakes along other active faults in the region is expected to induce lower horizontal 
accelerations due to smaller anticipated earthquakes and/or greater distances to other faults. 
(NorCal Engineering 2022).  

The strong ground shaking hazard may be managed by structural design per the governing 
edition of the California Building Code. Structures should be designed in general accordance with 
the seismic provisions of the California Building Code Seismic Design Category D to reduce the 
risk of loss, injury, or death resulting from strong ground-shaking to less than significant.  

Less than Significant Impact. 

iii) Liquefaction is a phenomenon where water-saturated granular soil loses shear strength during 
strong ground shaking produced by earthquakes. The loss of soil strength occurs when cyclic 
pore water pressure increases below the groundwater surface. Potential hazards due to 
liquefaction include the loss of bearing strength beneath structures, possibly causing foundation 
failure and/or significant settlements. In the City, the areas prone to liquefaction are along the 
north and south banks of the Santa Ana River as well as in the Reche Canyon areas (City of Colton 
2018). The Project Area is not located within a liquefaction hazard zone. Thus, the design of the 
proposed construction in conformance with the latest Building Code provisions for earthquake 
design is expected to provide mitigation of ground shaking hazards that are typical to Southern 
California, including liquefaction (NorCal Engineering 2022). Impacts would be less than 
significant. 
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Less than Significant Impact. 

iv) A landslide is the movement of earth materials down slopes and areas of steep topography. 
Landslides present some risk to the City, specifically in Reche Canyon, La Loma Hills, and areas 
around the base of Slover Mountain. The Project Area is located near a landslide hazard zone with 
low-medium landslide risk (City of Colton 2018). According to the Project’s Phase I Environmental 
Site Assessment, the Project Area is located at approximately 1,100 feet above msl. The contour 
lines on the map indicate the area is sloping gently toward the south (Partner 2018). The Project 
Area does not contain steep topography and is not located in a hillside area with unstable slopes. 
Impacts would be less than significant. 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

b) Result in substantial soil erosion or the loss of 
topsoil?     

Less than Significant Impact. 

Erosion can occur by varying processes and may occur in the Project Area where bare soil is exposed to 
wind or moving water (both rainfall and surface runoff). The processes of erosion are generally a function 
of material type, terrain steepness, rainfall or irrigation levels, surface drainage conditions, and general 
land uses. Implementation of the Proposed Project would require ground-disturbing activities that could 
potentially result in soil erosion or loss of topsoil. Construction of the Proposed Project would be required 
to comply with the Construction General Permit, through preparation and implementation of a Storm 
Water Pollution Prevention Plan (SWPPP).  

BMPs are included as part of the SWPPP prepared for the Proposed Project and would be implemented to 
manage erosion and the loss of topsoil during construction-related activities (see Hydrology and Water 
Quality [IX.] Environmental Checklist and Discussion). With implementation of BMPs identified in the 
Project-specific SWPPP, soil erosion impacts would be reduced to a less than significant impact, and no 
mitigation is required. 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

c) 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 Impact. 

The Project Area is located near an area of low-medium landslide potential but does not contain steep 
topography and is not near any hillsides. Strong ground shaking can also cause settlement, lateral 
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spreading, or subsidence by allowing sediment particles to become more tightly packed, thereby reducing 
pore space. Most subsidence in California is generally a more drawn-out process that takes place over a 
longer period. Colton’s location in the Upper Santa Ana Valley groundwater basin makes it susceptible to 
subsidence. Between 1933 and 1960, North Colton experienced approximately 2.5 inches of subsidence 
while South Colton experienced approximately one inch over the same period. Although recent reports 
indicate that subsidence has slowed substantially, it still poses a risk to the City (City of Colton 2018); 
however, the Project Area is not located within a liquefaction hazard zone. Impacts would be less than 
significant, and no mitigation is required.  

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

d) 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 Impact. 

Expansive soils are fine-grained silts and clays which are subject to swelling and contracting. The amount 
of this swelling and contracting is subject to the amount of fine-grained clay materials present in the soils 
and the amount of moisture either introduced or extracted from the soils. The Geotechnical Engineering 
Investigation prepared for the Project divided expansive soils into five categories ranging from very low to 
very high based on their expansion index. Table 4.7-1 shows the classifications of expansive soils. 

Table 4.7-1. Classification of Expansive Soil 

Expansion Index Potential Expansion 

0 to 20 Very Low 

21 to 50 Low 

51 to 90 Medium 

91 to 130 High 

Above 130 Very High 

Source: NorCal Engineering 2022 

If the expansion index of the soils onsite is 21 or higher, the soils are considered expansive. The laboratory 
tests conducted on the Project soil found the soil to have an expansion index of 0. Therefore, the Project 
is not located on expansive soil that would create substantial direct or indirect risks to life or property. 
Impacts would be less than significant, and no mitigation is required. 
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Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

e) Have soils incapable of adequately supporting 
the use of septic tanks or alternative waste water 
disposal systems where sewers are not available 
for the disposal of waste water? 

    

No Impact. 

No septic tanks or alternative wastewater disposals systems are proposed. The Proposed Project would 
connect to the City’s sewer system, which is available for the disposal of wastewater. No impact would 
occur, and no mitigation is required.  

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

f) Directly or indirectly destroy a unique 
paleontological resource or site or unique 
geologic feature? 

    

Less than Significant with Mitigation Incorporated. 

ECORP attempted to conduct a paleontological record search through the Western Science Center in 
Hemet, California, but did not receive any response; therefore, the results discussed here are based on 
findings conducted through literature searches for other projects within the City of Colton. The Society of 
Vertebrate Paleontology (SVP) guidelines are used to assess the paleontological resource potential of the 
underlying geologic units. The potential of the geologic unit(s) can be assigned to one of four categories 
defined by the SVP: high, undetermined, low, and no potential (SVP 2010). 

Applied Earthworks (2015) conducted a record search through the Los Angeles County Museum (LACM). 
Although no previously recorded vertebrate fossil localities were found in the Project Area from within 
Quaternary alluvial and eolian deposits, the LACM did identify two vertebrate localities of deer and 
whipsnake (LACM 1207 and LACM 7811, respectively) nearby from within older Pleistocene-age 
sedimentary deposits (Applied Earthworks 2015).  

First Carbon Solutions (2019) conducted a cultural resources assessment on the Ashley Way Logistics 
Center Project in the City of Colton south of Interstate 10 (I-10). A record search through LACM also 
produced the whipsnake (LACM 7811) as well as a specimen of fossil horse (LACM 4540).  

The Project Area is underlain at the surface by Quaternary alluvium and eolian drift sand deposits of 
Holocene age. Holocene-age eolian and alluvial deposits are typically too young to contain fossils; 
however, older Quaternary alluvium may be encountered at depth and are considered to have a high 
paleontological sensitivity. Older Quaternary alluvium deposits are not expected to be encountered as 
Project related excavation would not exceed 5.7 feet in depth from the existing grade. 
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While there is a low paleontological sensitivity of the geologic units underlying the Project Area, there is a 
documented presence of nearby recorded fossil collection localities. Therefore, construction of the 
Proposed Project has the potential to result in impacts to paleontological resources. With implementation 
of Mitigation Measure GEO-1, impacts would be reduced to less than significant. 

4.7.3 Mitigation Measures 

GEO-1:  Unanticipated Discovery – Paleontological Resource. Although full-time monitoring is not 
warranted based on the low sensitivity to produce paleontological resources (i.e., fossil 
remains), a Worker’s Environmental Awareness Program shall be given to all personnel 
associated with the Project prior to ground disturbance in case any unanticipated 
paleontological resources are discovered during excavation activities. If an unanticipated 
discovery is made, the contractor shall notify the City and cease excavation within 50 feet of 
the find until a qualified paleontological professional can provide an evaluation of the site. 
The qualified paleontological professional shall evaluate the significance of the find and 
recommend appropriate measures for the disposition of the site (e.g., fossil recovery, 
curation, data recovery, and/or monitoring). Construction activities may continue on other 
parts of the construction site while evaluation and treatment of the paleontological resource 
takes place. 

4.8 Greenhouse Gas Emissions 

ECORP prepared an Air Quality and Greenhouse Gas Emissions Assessment for the Proposed Project to 
estimate project-generated criteria air pollutants, health risk, and GHG emissions attributable to the 
Project and to determine the level of impact the Project would have on the environment (ECORP 2024a; 
Appendix A). 

4.8.1 Environmental Setting 

Certain gases in the earth’s atmosphere, classified as GHGs, play a critical role in determining the earth’s 
surface temperature. Solar radiation enters the earth’s atmosphere from space. A portion of the radiation 
is absorbed by the earth’s surface and a smaller portion of this radiation is reflected back toward space. 
This absorbed radiation is then emitted from the earth as low-frequency infrared radiation. The 
frequencies at which bodies emit radiation are proportional to temperature. Because the earth has a much 
lower temperature than the sun, it emits lower-frequency radiation. Most solar radiation passes through 
GHGs; however, infrared radiation is absorbed by these gases. As a result, radiation that otherwise would 
have escaped back into space is instead trapped, resulting in a warming of the atmosphere. This 
phenomenon, known as the greenhouse effect, is responsible for maintaining a habitable climate on 
earth. Without the greenhouse effect, the earth would not be able to support life as we know it. 

Prominent GHGs contributing to the greenhouse effect are carbon dioxide (CO2), methane (CH4), and 
nitrous oxide (N2O). Fluorinated gases also make up a small fraction of the GHGs that contribute to 
climate change. Fluorinated gases include chlorofluorocarbons, hydrofluorocarbons, perfluorocarbons, 
sulfur hexafluoride, and nitrogen trifluoride; however, it is noted that these gases are not associated with 
typical land use development. Human-caused emissions of these GHGs in excess of natural ambient 
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concentrations are believed to be responsible for intensifying the greenhouse effect and leading to a 
trend of unnatural warming of the earth’s climate, known as global climate change or global warming. 
More specifically, experts agree that human activities, principally through emissions of greenhouse gases, 
have unequivocally caused global warming, with global surface temperature reaching 1.1 degrees Celsius 
above 1850 to 1900 degrees Celsius in 2011 to 2020 (Intergovernmental Panel on Climate Change [IPCC] 
2023). 

Each GHG differs in its ability to absorb heat in the atmosphere based on the lifetime, or persistence, of 
the gas molecule in the atmosphere. CH4 traps more than 25 times more heat per molecule than CO2, and 
N2O absorbs 298 times more heat per molecule than CO2. Often, estimates of GHG emissions are 
presented in CO2 equivalents (CO2e), which weight each gas by its global warming potential. Expressing 
GHG emissions in CO2e takes the contribution of all GHG emissions to the greenhouse effect and converts 
them to a single unit equivalent to the effect that would occur if only CO2 were being emitted. 

Climate change is a global problem. GHGs are global pollutants, unlike criteria air pollutants and TACs, 
which are pollutants of regional and local concern. Whereas pollutants with localized air quality effects 
have relatively short atmospheric lifetimes (about one day), GHGs have long atmospheric lifetimes (one to 
several thousand years). GHGs persist in the atmosphere for long enough time periods to be dispersed 
around the globe. Although the exact lifetime of any particular GHG molecule is dependent on multiple 
variables and cannot be pinpointed, it is understood that more CO2 is emitted into the atmosphere than is 
sequestered by ocean uptake, vegetation, or other forms. Despite the sequestration of CO2, human-
caused climate change is already causing damaging effects, including weather and climate extremes in 
every region across the globe (IPCC 2023).  

Table 4.8-1 describes the primary GHGs attributed to global climate change, including their physical 
properties, primary sources, and contributions to the greenhouse effect. 

Table 4.8-1. Summary of Greenhouse Gases 

Greenhouse Gas Description 

carbon dioxide 
(CO2) 

Carbon dioxide is a colorless, odorless gas. CO2 is emitted in a number of ways, both 
naturally and through human activities. The largest source of CO2 emissions globally is the 
combustion of fossil fuels such as coal, oil, and gas in power plants, automobiles, industrial 
facilities, and other sources. A number of specialized industrial production processes and 
product uses such as mineral production, metal production, and the use of petroleum-based 
products can also lead to CO2 emissions. The atmospheric lifetime of CO2 is variable because 
it is so readily exchanged in the atmosphere.1  

methane  
(CH4) 

Methane is a colorless, odorless gas and is the major component of natural gas, about 87 
percent by volume. It is also formed and released to the atmosphere by biological processes 
occurring in anaerobic environments. Methane is emitted from a variety of both human-
related and natural sources. Human-related sources include fossil fuel production, animal 
husbandry (intestinal fermentation in livestock and manure management), rice cultivation, 
biomass burning, and waste management. These activities release significant quantities of 
CH4 to the atmosphere. Natural sources of CH4 include wetlands, gas hydrates, permafrost, 
termites, oceans, freshwater bodies, non-wetland soils, and other sources such as wildfires. 
The atmospheric lifetime of CH4 is about 12 years.2  
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Table 4.8-1. Summary of Greenhouse Gases 

Greenhouse Gas Description 

nitrous oxide 
(N2O) 

Nitrous oxide is a clear, colorless gas with a slightly sweet odor. Nitrous oxide is produced by 
both natural and human-related sources. Primary human-related sources of N2O are 
agricultural soil management, animal manure management, sewage treatment, mobile and 
stationary combustion of fossil fuels, adipic acid production, and nitric acid production. N2O 
is also produced naturally from a wide variety of biological sources in soil and water, 
particularly microbial action in wet tropical forests. The atmospheric lifetime of N2O is 
approximately 120 years.3  

Sources: 1 EPA 2023a; 2 EPA 2023b; 3 EPA 2023c 

The quantity of GHGs that it takes to ultimately result in climate change is not precisely known; it is 
sufficient to say the quantity is enormous, and no single project alone would measurably contribute to a 
noticeable incremental change in the global average temperature or to global, local, or microclimates. 
From the standpoint of CEQA, GHG impacts to global climate change are inherently cumulative. 

In 2024, CARB released the 2024 edition of the California GHG Emissions from 2000 to 2022: trends of 
Emissions and Other Indicators report. In 2022, California emitted 371.1 million metric tons of CO2e. This 
inventory is 2.4 percent lower than in 2021. The 2022 emissions data shows that the State of California is 
continuing its established long-term trend of GHG emission declines, despite the anomalous emissions 
trends from 2019 through 2021, due in large part to the impacts of the COVID-19 pandemic. Overall 
trends in the Inventory continue to demonstrate that the carbon intensity of California’s economy (the 
amount of carbon pollution per million dollars of Gross State Product [GSP]) is declining. California’s GSP 
increased by 0.7 percent in 2022, and emissions per GSP declined by 3.1 percent from 2021 to 2022. 
Combustion of fossil fuel in the transportation sector was the single largest source of California’s GHG 
emissions in 2022, accounting for approximately 37.7 percent of total GHG emissions in the state. 
Transportation emissions have decreased 3.6 percent from 2021 levels due to reductions from on-road, 
rail and, to a lesser extent, intrastate aviation transportation. Emissions from the electricity sector account 
for 16.1 percent of the Inventory, which is a decrease of 4.1 percent since 2021, despite the growth of in-
state solar, wind, and hydropower energy generation. California’s industrial sector accounts for the second 
largest source of the state’s GHG emissions in 2022, accounting for 19.6 percent, which saw a decrease of 
2 percent since 2021 (CARB 2024b).  

The impact analysis provided below is based on the following CEQA Guidelines Appendix G thresholds of 
significance. The Project would result in a significant impact to GHG emissions if it would: 

 Generate GHG emissions, either directly or indirectly, that may have a significant impact on the 
environment. 

 Conflict with any applicable plan, policy, or regulation of an agency adopted for the purpose of 
reducing the emissions of greenhouse gases.  

The Appendix G thresholds for GHG emissions do not prescribe specific methodologies for performing an 
assessment, do not establish specific thresholds of significance, and do not mandate specific mitigation 
measures. Rather, the CEQA Guidelines emphasize the lead agency’s discretion to determine the 
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appropriate methodologies and thresholds of significance consistent with the manner in which other 
impact areas are handled in CEQA.  

The significance of the Project’s GHG emissions is evaluated consistent with CEQA Guidelines Section 
15064.4(b)(2) and the SCAQMD Tier 2 GHG threshold by considering whether the Project complies with 
applicable plans, policies, regulations, and requirements adopted to implement a statewide, regional, or 
local plan for the reduction or mitigation of GHG emissions. Specifically, the Project is evaluated for 
consistency with CARB’s 2022 Scoping Plan, the City of Colton’s Climate Action Plan (CAP), and with 
SCAG’s 2024 RTP/SCS.  

4.8.2 Greenhouse Gas Emissions (VIII) Environmental Checklist and Discussion 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Generate greenhouse gas emissions, either 
directly or indirectly, that may have a significant 
impact on the environment? 

    

Less than Significant Impact with Mitigation Incorporated. 

4.8.2.1 Construction-Related Emissions 

Construction-related activities that would generate GHG emissions include worker commute trips, haul 
trucks carrying supplies and materials to and from the Project Area, and off-road construction equipment 
(e.g., dozers, loaders, excavators). Table 4.8-2 illustrates the specific construction generated GHG 
emissions that would result from construction of the Project. Once construction is complete, the 
generation of these GHG emissions would cease.  

Table 4.8-2. Construction-Related Greenhouse Gas Emissions 

Emissions Source CO2e Emissions  
(metric tons/year) 

Construction Calendar Year 1 584 

Construction Calendar Year 2 141 

Total  725 

Sources:  California Emissions Estimator Model (CalEEMod) version 2022.1. Refer to Appendix A for Model Data 
Outputs 

Notes:  CO2e = carbon dioxide equivalent 
Project construction generated GHG emissions were calculated using CalEEMod model defaults for San Bernardino 

County and information from the Proposed Project Site Plan. 

As shown in Table 4.8-2, Project construction would result in the generation of approximately 725 metric 
tons of CO2e over the course of construction. Once construction is complete, the generation of these GHG 
emissions would cease. Consistent with SCAQMD recommendations, Project construction GHG emissions 
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have been amortized of the expected life of the Project, which is considered to be 30 years per the 
SCAQMD and added to the annual average operational emissions (see Table 4.8-3). 

4.8.2.2 Operational Emissions 

Operation of the Project would result in an increase in GHG emissions primarily associated with mobile 
sources. Long-term operational GHG emissions attributed to the Project are identified in Table 4.8-3. 

Table 4.8-3. Operational-Related Greenhouse Gas Emissions 

Emissions Source CO2e Emissions  
(metric tons/year) 

Construction Emissions (Amortized) 24 

Mobile 2,970 

Area 4 

Energy 727 

Water 29 

Waste 224 

Refrigeration 19 

Total 3,997 

Sources: California Emissions Estimator Model (CalEEMod) version 2022.1. Refer to Appendix A for Model Data 
Outputs 

Notes:  CO2e = carbon dioxide equivalent 
Emission projections predominately based on CalEEMod model defaults for San Bernardino County and amount of 

units identified in the Project Site Plan coupled with daily trips provided by KOA Corporation (2024) to 
inform the modeling calculations of operational mobile source emissions. CalEEMod Measures T-2 
“Increase Job Density” for the Proposed Medical Facility and T-3 “Provide Transit-Oriented Development” 
were applied to the CalEEMod scenario to be consistent with the Proposed Project operational 
characteristics. 

As shown in Table 4.8-3, the Project would generate 3,997 metric tons of CO2e annually. CEQA Guidelines 
Section 15064(h)(3) allows a lead agency to make a finding of less than significant for GHG emissions if a 
project complies with adopted programs, plans, policies, and/or other regulatory strategies to reduce 
GHG emissions.  

The significance of the Project’s GHG emissions is evaluated consistent with CEQA Guidelines Section 
15064.4(b)(2) and the SCAQMD Tier 2 GHG threshold by considering whether the Project complies with 
applicable plans, policies, regulations, and requirements adopted to implement a statewide, regional, or 
local plan for the reduction or mitigation of GHG emissions. Specifically, the Project is evaluated for 
consistency with CARB’s 2022 Scoping Plan, the City of Colton’s CAP, and with SCAG’s 2024 RTP/SCS. As 
described below, the Proposed Project would be subject to implementation of measures consistent with 
the CAP GHG emissions reductions strategies. Implementing mitigations consistent with the City’s CAP 
strategies for land use development will greatly reduce the regional GHG emissions and facilitate progress 
towards statewide emission reduction targets. All of the applicable and feasible provisions of the City’s 
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GHG-reduction program as promulgated by its CAP will be incorporated into the Proposed Project as a 
requirement of Mitigation Measure GHG-1. With the implementation of Mitigation Measure GHG-1, the 
Proposed Project would be less than significant. 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

b) 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. 

4.8.2.3 2022 CARB Scoping Plan 

CARB’s 2022 Scoping Plan sets a path to achieve targets for carbon neutrality and reduce anthropogenic 
GHG emissions by 85 percent below 1990 levels by 2045 in accordance with AB 1279. The 2022 Scoping 
Plan focuses on zero-emission transportation; phasing out use of fossil gas use for heating homes and 
buildings; reducing chemical and refrigerants with high global warming potential; providing communities 
with sustainable options for walking, biking, and public transit; displacement of fossil-fuel fired electrical 
generation through use of renewable energy alternatives (e.g., solar arrays and wind turbines); and scaling 
up new options such as green hydrogen. Unlike the 2017 Scoping Plan, CARB no longer includes a 
numeric per capita threshold and instead advocates for compliance with a local GHG reduction strategy 
(i.e., CAP) consistent with CEQA Guidelines Section 15183.5.  

GHG reductions are also achieved as a result of State of California energy and water efficiency 
requirements for new residential developments. These efficiency improvements correspond to reductions 
in secondary GHG emissions. The 2022 Scoping Plan Appendix D provides local jurisdictions with tools to 
reduce GHGs and assist the state in meeting the ambitious targets set forth in the 2022 Scoping Plan. The 
2022 Scoping Plan Appendix D focuses on Residential and Mixed-Use Projects.  

The Project would include a number of the 2022 Scoping Plan and 2022 Scoping Plan Appendix D 
standard conditions and mitigation measures for construction and operation. For example, the 2022 
Scoping Plan’s construction actions include enforcing idling time restrictions on construction vehicles and 
requiring construction vehicles to operate highest tier engines commercially available. Some of the 
recommended operational design features in Appendix D would include providing bicycle parking, 
creating on- and off-site safety improvements for bike, pedestrian, and transit connections, requiring solar 
panels, drought-tolerant landscaping, and energy conserving appliances. 

As shown in Table 4.8-3, approximately 92 percent of the Project’s emissions are from energy and mobile 
sources, which would be further reduced by the 2022 Scoping Plan actions described above. The City has 
no control over vehicle emissions (approximately 74 percent of the Project’s total emissions). However, 
these emissions would decline in the future due to statewide measures, as well as cleaner technology and 
fleet turnover. 
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The Project would not impede the state’s progress towards carbon neutrality by 2045 under the 2022 
Scoping Plan. The Project would be required to comply with applicable current and future regulatory 
requirements promulgated through the 2022 Scoping Plan. As such, impacts related to consistency with 
the 2022 Scoping Plan would be less than significant. 

City of Colton Climate Action Plan 

The City of Colton adopted a CAP on November 3, 2015. The 2015 CAP contained guidance on the City of 
Colton’s GHG Inventory reduction goals, policies, guidelines, and implementation programs. The City’s 
GHG emissions reduction target was 15 percent below the 2008 emission level by 2020, which aligned 
with California’s statewide reduction target. The 2015 CAP included mitigation measures such as 
increasing solar installation, tree planting programs, sustainable transportation efforts, and waste and 
wastewater emission reduction measure. In December of 2023, the City Council rescinded the 2015 CAP 
and adopted the City of Colton 2023 CAP Update, which includes GHG Emissions Screening Tables, and 
consists of a relevant GHG inventory for the City of Colton, implementation actions for Colton, and Colton 
GHG reduction measures (City of Colton 2023a). The 2023 CAP Update is informed by the technical 
information presented in the San Bernardino County’s Regional GHG Reduction Plan Update which was 
adopted in June of 2023. The 2023 CAP Update includes detailed descriptions of all reduction strategies 
discussed in the County’s Regional GHG Reduction Plan Update. Strategies are organized into state and 
local categories. The GHG emissions reduction strategies that are pertinent to the Proposed Project 
including the following state and local measures: 

State Measures: 

 State-2. Title 24 Standards for Non-Residential and Residential Buildings (Energy Efficiency 
Standards and CALGreen): Requires that building shells and building components be designed to 
conserve energy and water. Note that in some instances, implementation of the CALGreen 
voluntary measures has been identified by local jurisdictions as part of their selected local 
measures.  

 State-3. Senate Bill (SB) 350 Clean Energy and Pollution Reduction Act: SB 350 requires the state to 
double statewide energy efficiency savings in electricity and natural gas end uses by 2030.  

 State-4. AB 1470 (Huffman), AB797 Solar Water Heating: AB 1470 created a 10-year incentive 
program funded at 25 million dollars per year to encourage the installation of 200,000 solar water 
heating systems that offset natural gas use in homes and businesses throughout the state.  

Local Measures: 

 Energy-1. Energy Efficiency Incentives and programs to promote Energy Efficiency for Existing 
Buildings: Promote energy efficiency in nonresidential buildings. Promote individualized energy 
management services for large energy users. Remove funding barriers to energy-efficiency 
improvements. Participate in programs (national, state, or regional) that provide innovative, low-
interest financing for energy-efficiency and alternative energy projects. Promote incentives to 
encourage the use of energy-efficient equipment and lighting.  
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 Energy-3. Building Electrification: Adopt building electrification targets and incentives, for both 
new commercial and residential buildings and retrofits. Establish a goal that a percentage of new 
and existing buildings use electric heating, ventilation, and air conditioning and water heating 
systems. 

 Energy-4. Solar Installations for New Commercial/Industrial Development: Establish a goal for solar 
installations on new commercial and industrial development to be achieved before 2030. 

 Land Use-2. Urban Tree Planting: Establish a jurisdiction-wide tree planting goal or tree 
preservation goal. This measure will reduce energy consumption and associated GHG emissions in 
the building energy sector by reducing the heat island effect. 

 On-Road-2. Encourage Use of Mass Transit, Carpooling, Ridesharing, and Telecommuting: 
Commute Trip Reduction programs aim to reduce commute trips and Vehicle Miles Traveled 
(VMT) through various strategies. The strategies include encouraging the use of mass transit, 
carpooling, ridesharing, and telecommuting.  

 On-Road-5. Community Fleet Electrification: Hybrid electric vehicles, plug-in hybrid vehicles, and 
all EVs produce lower emissions than conventional vehicles. All EV types emit at least 40 percent 
less GHG emissions than conventional vehicles. However, more than 95 percent of people still 
drive conventional gasoline or diesel vehicles, so programs to encourage the use of EV or hybrid 
vehicle ownership are greatly needed.  

 Off-Road Equipment-2. Idling Ordinance: Adopt an ordinance that limits idling time for heavy-duty 
diesel trucks beyond CARB or local air district regulations and if not already required as part of 
CEQA mitigation. As part of permitting requirements or city contracts, encourage contractors to 
submit a construction vehicle management plan that includes such things as idling time 
requirements; requiring hour meters on equipment; and documenting the serial number, 
horsepower, age, and fuel of all onsite equipment. State law currently requires all off-road 
equipment fleets to limit idling to no more than 5 minutes. 

 Waste-1. Increased Waste Diversion: Exceed the waste diversion goal (75 percent) required by 
AB 341 by adopting citywide waste goals to divert more than 75 percent of waste. In instances 
where cities operate their own waste services programs, they will have responsibility to expand or 
establish composting, recycling, and yard waste programs to residences and businesses.  

 Water-1. Require Adoption of the Voluntary CALGreen Water Efficiency Measures for New 
Construction: Require adoption of the voluntary CALGreen water efficiency measures (at least Tier 
1) for new construction. CALGreen voluntary measures recommended use of certain water-
efficient appliances, plumbing and irrigation systems, as well as more aggressive water-savings 
targets.  

 Water-3. Encourage Water-Efficient Landscaping Practices: Encourage water-efficient landscaping 
practices. Adopt a landscaping water conservation ordinance that exceeds the requirements in the 
Model Landscape Ordinance (AN 1881).  
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As such, the Proposed Project would be subject to implementation of measures consistent with the CAP 
GHG emissions reductions strategies. Implementing mitigations consistent with the City’s CAP strategies 
for land use development will greatly reduce the regional GHG emissions and facilitate progress towards 
statewide emission reduction targets. The City ensures all applicable provisions of the CAP are 
incorporated into projects and their permits through development review and applications of conditions 
of approval as applicable. Furthermore, all of the applicable and feasible provisions of the City’s GHG-
reduction program as promulgated by its CAP will be incorporated into the Proposed Project as a 
requirement of Mitigation Measure GHG-1. 

Regional Transportation Plan/Sustainable Communities Strategy 

Additionally, the objective of the Proposed Project also aligns with various aspects of the SCAG’s RTP/SCS 
to accommodate balancing job opportunities in local areas to reduce long commutes from home to work.  

The SCAG Regional Council adopted the 2024-2050 RTP/SCS, which charts a course for closely integrating 
land use and transportation – so that the region can grow smartly and sustainably. The 2024 RTP/SCS is a 
long-range visioning plan that balances future mobility and housing needs with economic, environmental, 
and public health goals. The SCAG region strives toward sustainability through integrated land use and 
transportation planning. The SCAG region must achieve specific federal air quality standards and is 
required by state law to lower regional GHG emissions.  

The proposed Project Area is currently vacant and mixed-use development is proposed to accommodate 
a medical facility and hotel in close proximity (approximately 0.3 roadway miles) to a commercial area 
consisting of one grocery store, several restaurants, and residences. Located in an urbanized area of 
Colton, the Project Area is surrounded by predominantly residential, commercial, retail, medical and 
restaurant land uses. This strategic positioning highlights the Project's “location efficiency.” Location 
efficiency refers to how well a project is integrated within its urban context, such as an “urban area,” 
“compact infill,” or “suburban center.” The Project Area qualifies as an urban/compact infill site, 
surrounded by existing residential, office and commercial developments in an active urban center. The 
Proposed Project would provide future visitors with a variety of nearby commercial uses as well as 
potential work opportunities within walking distance to nearby existing residences. Additionally, the 
Project's location along the OmniTrans Route 1 bus route would enhance connectivity. With a bus stop at 
the ARMC, Route 1 meanders through Colton on Meridian Avenue, East Valley Boulevard and Mt. Vernon 
Avenue before entering the City of San Bernardino and continuing to traverse West 2nd Street, with 
access offered to the Downtown San Bernardino Metrolink Station. After connecting with this Metrolink 
station, Route 1 continues through the City of San Bernardino. OmniTrans Route 1 makes it a viable 
alternative transportation option for future Project visitors, especially considering its connection to the 
Downtown San Bernardino Metrolink Station. This improved accessibility supports community integration 
by linking the Project Area with a broader network of commercial and residential areas. The increased use 
of public transit is anticipated to result in fewer vehicle trips and a reduction in VMT. Consequently, this 
shift can lead to a significant decrease in transportation related GHG emissions. As such, the Project would 
not conflict with applicable plans, policies, or regulations adopted for the purpose of reducing GHG 
emissions. 
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4.8.3 Mitigation Measures 

GHG-1: Prior to the certificate of construction-related permits for the Pepper Clinic Development 
Project, the Project Applicant shall demonstrate to the satisfaction of the City of Colton 
Planning Division that the following measures are implemented. 

 Consistent with CAP Measures Energy-1, Energy-3, and Energy-4, all Project 
buildings shall adhere to Title 24 standards and implement Tier 1 and Tier 2 Green 
Building Ratings, such as LEED, Build It Green, or Energy Star certifications, to the 
satisfaction of the City of Colton Planning Division.  

 Consistent with CAP Measure Land Use-2, the Proposed Project landscaping should 
include tree planting to provide shade which will reduce energy consumption and 
associated GHG emissions in the building energy sector by reducing the heat island 
effect. 

 Consistent with CAP Measure On-Road-2, the medical facility and hotel staff should 
be knowledgeable about rideshare and public transit options for transport of 
visitors. Additionally, the enclosed parking garage should designate a certain 
percentage of desirable parking spaces for ridesharing vehicles and/or charge for 
parking.  

 Consistent with CAP Measure On-Road-5, the Proposed Project should include EV 
charging stations and EV parking stalls to promote use of electric vehicles.  

 Consistent with CAP Measure Off-Road Equipment-2, all construction equipment 
must follow the City’s idling ordinances.  

 Consistent with CAP Measure Waste-1, the medical facility and hotel operators shall 
contact the City of Colton’s Recycling Coordinator, as required by AB 341, to 
coordinate the availability of assessable recycling bins on site in the case that the 
Proposed Project generates more than four cubic yards of waste per week. 
Additionally, the medical facility and hotel operators shall coordinate with the City of 
Colton’s Recycling Coordinator to implement organic waste recycling onsite in the 
case that more than eight cubic yards of organic waste per week are generated (City 
of Colton 2023a. 

 Consistent with CAP Measures Water-1 and Water-3, all Proposed Project 
landscaping shall be low irrigation and water use-efficient and water-efficient 
appliances should be prioritized and utilized where possible. 

Timing/Implementation: Prior to the issuance of occupancy permits 

Monitoring/Enforcement:  The City of Colton Planning Division  
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4.9 Hazards and Hazardous Materials 

4.9.1 Environmental Setting 

A hazardous material is defined as any material that, because of quantity, concentration, or physical or 
chemical characteristics, poses a significant present or potential hazard to human health and safety or to 
the environment if released into the workplace or the environment (Health and Safety Code Section 
25501(n)(1)). The term “hazardous materials” refers to both hazardous substances and hazardous wastes. 
Any material may be considered hazardous if it is specifically listed by a statute or if it has one or more of 
the following characteristics: 

 Toxicity (causes adverse human health effects);  

 Ignitability (has the ability to burn); 

 Corrosivity (causes severe burns or damage to materials); or  

 Reactivity (causes explosions or generates toxic gases).  

Depending on the type and concentrations of contamination, potential exposure can threaten public 
health if released from the soil, groundwater, or into the air. The primary exposure pathways through 
which an individual can be exposed to a hazardous material or waste are inhalation, ingestion, and direct 
contact. The manufacture, storage, transport, and use of hazardous materials can also result in the 
accidental release of hazardous materials into the environment.  

In the City of Colton, mechanical dealerships, repair shops, gasoline and diesel fuel stations, and dry 
cleaners are some examples of businesses that regularly use and store chemicals or other hazardous 
materials. An existing jet fuel pipeline transects the City, which could pose a risk if failure occurs. These 
operations also tend to involve the transportation of raw materials and their byproducts either by 
pipeline, rail, or truck. The central location of two major interstate freeways and the Union Pacific rail line 
increases the risk of transportation hazardous material exposure because of the high volume of goods 
moving along these routes (City of Colton 2018). 

The Hazardous Materials of the San Bernardino County Fire Protection District is designated by the State 
Secretary for Environmental Protection as the Certified Unified Program Agency for the County of San 
Bernardino (City of Colton Fire Department 2024a). 

4.9.2 Hazards and Hazardous Materials (IX) Environmental Checklist and Discussion 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Create a significant hazard to the public or the 
environment through the routine transport, use, 
or disposal of hazardous materials? 
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Less than Significant Impact. 

Construction Impacts 

Some hazardous materials, including diesel and gasoline fuels, oils, solvents, hydraulic fluids, and paints, 
would be used in the Project Area during construction. To limit the exposure of construction workers to 
hazardous materials (e.g., construction related fuels and paints), construction activities will comply with 
applicable worker protection laws and regulations. This includes the Occupational Safety and Health Act, 
Title 8 and 9 of the Code of Federal Regulations. The contractor will be required to identify a controlled 
staging area within the project limits for storing materials and equipment. These materials would be 
stored and handled in a manner to prevent accidental release and consistent with the hazardous materials 
handling BMPs and other measures contained within the required SWPPP. With these protections in place, 
impacts would be less than significant. 

Operational Impacts 

The Proposed Project involves the construction of a three-story medical office clinic, a five-story 
commercial hotel, a three-story parking structure, surface parking areas, and associated site 
improvements. The types of hazardous materials that would be used and stored onsite in connection with 
the proposed hotel include cleaning agents, building maintenance products, paints and solvents, and 
similar items. The proposed hotel pool would also require the use of chlorine. These potentially hazardous 
materials would not be present in significant quantities to pose a significant hazard to public health and 
safety or the environment. Operation of the proposed medical office is expected to result in biohazardous 
materials and medical wastes. The use, handling, storage, and disposal of biomedical waste would be 
required to comply with California’s Medical Waste Management Act of 2017. Additionally, only medical 
waste transporters registered with the California Department of Public are allowed to transport medical 
waste, including biohazardous waste. All transporters of biomedical waste also must hold a Hazardous 
Waste Transporter Registration through the California Department of Toxic Substances Control (DTSC). 

With mandatory regulatory compliance, the Project would not pose a significant hazard to the public or 
the environment through the routine transport, use, storage, emission, or disposal of biomedical wastes or 
hazardous materials, nor would the Project increase the potential for accident conditions which could 
result in the release of hazardous materials into the environment. Impacts would be less than significant, 
and no mitigation is required.  

Would the Project: Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

Less than Significant Impact. 
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Construction Impacts 

As stated above, some hazardous materials would be used during construction. A SWPPP listing BMPs to 
prevent construction pollutants and products from violating any water quality standard or waste 
discharge requirements would be prepared for the Proposed Project. The release of any construction-
related spills would be prevented through the implementation of BMPs listed in the SWPPP.  

Operational Impacts 

Operation of the proposed hotel would include the use of cleaning agents, building maintenance 
products, paints and solvents, and similar items. These potentially hazardous materials would not be 
present in significant quantities to pose a significant hazard to public health and safety or the 
environment. Operation of the proposed medical office is expected to result in biohazardous materials 
and medical wastes. The use, handling, storage, and disposal of biomedical waste would be required to 
comply with California’s Medical Waste Management Act of 2017. With mandatory regulatory compliance, 
the Project would not pose a significant hazard to the public or the environment through the release of 
hazardous materials into the environment. Impacts would be less than significant, and no mitigation is 
required.  

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

No Impact. 

The Proposed Project is located approximately 0.5 mile south of Jehue Middle School. The school is 
located more than 0.25 mile from an existing or proposed school. No impact would occur, and no 
mitigation is required. 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

No Impact. 

According to the Project’s Phase I Environmental Site Assessment, no evidence of current or former 
Aboveground Storage Tanks (AST) or underground storage tanks were observed during the site 
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reconnaissance and there were no spills, stains, or other indications that a surficial release has occurred 
onsite (Partner 2018). 

The adjacent property reconnaissance consisted of observing the adjacent properties from the Project 
premises. Four large ASTs were observed on the southern-adjacent property. No information pertaining to 
the contents of the ASTs was identified. No evidence of spills, leaks, or staining were observed in the 
vicinity of the ASTs at the time of the site reconnaissance. Additionally, the southern-adjacent property 
was not identified on any databases that report releases of hazardous substances (Partner 2018). As such, 
this site is not expected to represent a significant environmental concern. 

The provisions in Government Code Section 65962.5 are commonly referred to as the Hazardous Waste 
and Substances Site List (Cortese List). The Cortese List includes five data resources that DTSC shall 
compile and update at least annually (California Environmental Protection Agency [California EPA] 2024a). 
The list includes: 

 List of Hazardous Waste and Substances sites from DTSC’s EnviroStor database (DTSC 2024) 

 List of Leaking Underground Storage Tank (LUST) Sites from the State Water Resources Control 
Board (SWRCB) GeoTracker database (SWRCB 2024) 

 List of solid waste disposal sites identified by SWRCB with waste constituents above hazardous 
waste levels outside the waste management unit (California EPA 2024b) 

 List of active Cease and Desist Orders (CDOs) and Cleanup and Abatement Orders (CAOs) from 
SWRCB (California EPA 2024a) 

 List of hazardous waste facilities subject to corrective action pursuant to Section 25187.5 of the 
Health and Safety Code, identified by DTSC (California EPA 2024c) 

The search of DTSC’s EnvioStor database revealed two cleanup sites and one permitted site within 1 mile 
of the Project Area (DTSC 2024), including: 

Cleanup Sites 

 Las Terrazaz [0.70 mi] 

• Location: West Valley Boulevard and North Cypress Avenue, Colton, CA 92324 

• Site Type: Voluntary Cleanup 

• Past Use that Caused Contamination: None specified 

• Potential Contaminants of Concern: chlordane, dieldrin, polychlorinated biphenyls  

• Potential Media Affected: None specified 

• Status: Certified as of 01/25/2017 

 General American Transportation Corporation (GATX) Rail [0.75 mi] 

• Location: South Pepper Avenue and Slover Street, Colton, CA 92324 
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• Site Type: Corrective Action 

• Past Use that Caused Contamination: ASTs, oil/water separators, paint/de-paint facility, 
railroad maintenance shop 

• Potential Contaminants of Concern: acetone, nickel, Total Petroleum Hydrocarbons (TPH)-
motor oil 

• Potential Media Affected: soil 

• Status: Certified Operations and Management – Land Use Restrictions Only as of 08/11/2023 

 GATX Rail [0.75 mi] 

• Location: South Pepper Avenue and Slover Street, Colton, CA 92324 

• Site Type: Corrective Action 

• Past Use that Caused Contamination: ASTs, oil/water separators, paint/de-paint facility, 
railroad maintenance shop 

• Potential Contaminants of Concern: Acetone, nickel, TPH-motor oil 

• Potential Media Affected: Soil 

• Status: Certified Operations and Management – Land Use Restrictions Only as of 08/11/2023 

Permitted Sites 

 GATX Rail [0.75 mi] 

• Program Type: Hazardous Waste Facility 

• Status: Closed as of 04/10/2006 

Additionally, searches of SWRCB GeoTracker revealed 10 LUST Cleanup Sites and 1 Cleanup Program Site 
within 1 mile of the Project Area (SWRCB 2024), including: 

 Shell Service Station [0.28 mi] 

• Location: 1600 Valley Boulevard West, Colton, CA 92373 

• Site Type: LUST Cleanup Site 

• Potential Contaminants of Concern: Gasoline, methyl-tert-butyl/tert-butyl alcohol (TBA)/Other 
fuel oxygenates, TBA 

• Potential Media Affected: Soil 

• Status: Completed – Case Closed as of 07/27/2005 

 Telco Foods [0.64 mi] 

• Location: 2111 Valley Boulevard West, Colton, CA 92324 



Draft Initial Study 

ECORP Consulting, Inc. 4-80 August 2025 
Pepper Clinic Development Project  2024-179.01 

• Site Type: LUST Cleanup Site 

• Potential Contaminants of Concern: Gasoline 

• Potential Media Affected: Soil 

• Status: Completed – Case Closed as of 07/30/2007 

 CalNev [0.75 mi] 

• Location: 2051 East Slover Avenue, Bloomington, CA 92316 

• Site Type: Cleanup Program Site 

• Potential Contaminants of Concern: Diesel, gasoline 

• Potential Media Affected: Aquifer used for drinking water supply 

• Status: Open – Remediation as of 12/01/2011 

 I-10 Truck Stop [0.81 mi] 

• Location: 195 East Valley Boulevard, Rialto, CA 92376 

• Site Type: LUST Cleanup Site 

• Potential Contaminants of Concern: Diesel, gasoline 

• Potential Media Affected: Soil 

• Status: Completed – Case Closed as of 06/01/2007 

 I-10 Truck Stop [0.81 mi] 

• Location: 195 East Valley Boulevard, Rialto, CA 92376 

• Site Type: LUST Cleanup Site 

• Potential Contaminants of Concern: None specified 

• Potential Media Affected: None specified 

• Status: Completed – Case Closed as of 06/23/2016 

 Chevron #9-6969 [0.88 mi] 

• Location: 101 East Valley Boulevard, Rialto, CA 92376 

• Site Type: LUST Cleanup Site 

• Potential Contaminants of Concern: Gasoline 

• Potential Media Affected: Well used for drinking water supply 

• Status: Completed – Case Closed as of 04/28/2000 
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 Texaco City of Rialto [0.89 mi] 

• Location: 102 East Valley Boulevard, Rialto, CA 92376 

• Site Type: LUST Cleanup Site 

• Potential Contaminants of Concern: Gasoline 

• Potential Media Affected: Soil 

• Status: Completed – Case Closed as of 08/25/1992 

 Southern Pacific Railyard [0.91 mi] 

• Location: 200 Marion Way, Bloomington, CA 92316 

• Site Type: LUST Cleanup Site 

• Potential Contaminants of Concern: Diesel 

• Potential Media Affected: Soil 

• Status: Completed – Case Closed as of 03/28/1991 

 Texaco Service Station [0.93 mi] 

• Location: 120 West Valley Boulevard, Rialto, CA 92376 

• Site Type: LUST Cleanup Site 

• Potential Contaminants of Concern: Waste oil/motor/hydraulic/lubricating 

• Potential Media Affected: Soil 

• Status: Completed – Case Closed as of 03/05/1997 

 Thrifty Oil #323/ARCO #9695 [0.94 mi] 

• Location: 111 West Valley Boulevard, Rialto, CA 92376 

• Site Type: LUST Cleanup Site 

• Potential Contaminants of Concern: Gasoline, methyl-tert-butyl/TBA/Other fuel oxygenates 

• Potential Media Affected: Soil 

• Status: Completed – Case Closed as of 09/17/2008 

 Clem Trans Inc [0.97 mi] 

• Location: 213 West Valley Boulevard, Rialto, CA 92376 

• Site Type: LUST Cleanup Site 

• Potential Contaminants of Concern: Diesel 
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• Potential Media Affected: Soil 

• Status: Completed – Case Closed as of 08/26/2004 

All of the previously described cleanup sites are not located within or adjacent to the Project Area and 
have been completed and closed under the direction and oversight of San Bernardino County or the 
Santa Ana RWQCB (Region 8). The only open clean-up program site is CalNev, located approximately 0.75 
mile away from the Project Area. Remediation is being conducted on this site and monthly project status 
reports have been submitted since 2011. 

There are no solid waste disposal sites identified by SWRCB with waste constituents above hazardous 
waste levels outside the waste management unit within proximity of the Project Area 
(California EPA 2024b). The Project Area does not have any active CDOs or CAOs and there are no sites 
with active CDOs or CAOs within 1 mile of the Project Area (California EPA 2024a). Additionally, the 
Project Area is not on the List of hazardous waste facilities subject to corrective action pursuant to Section 
25187.5 of the Health and Safety Code (California EPA 2024c). 

Therefore, the Project Area is not located on a site which is included on a list of hazardous materials sites 
compiled pursuant to Government Code Section 65962.5 and as such would not create a significant 
hazard to the public or the environment. No impact would occur. 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

No Impact. 

The City of Colton is located near San Bernardino International Airport and Ontario International Airport. 
The Project Area is located approximately 6.3 miles southwest of the San Bernardino International Airport 
and 13 miles east of the Ontario International Airport. The Proposed Project is not located within an 
airport land use plan or within two miles of a public airport or public use airport. As such, the Proposed 
Project would not result in a safety hazard for people residing or working in the Project Area. No impact 
would occur and no mitigation is required.  

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

f) Impair implementation of or physically interfere 
with an adopted emergency response plan or 
emergency evacuation plan? 
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Less than Significant with Mitigation Incorporated. 

The City’s Emergency Operations Plan is primarily responsible for informing the emergency management 
strategies for the City and is organized into four categories: mitigation, preparedness, response, and 
recovery. Emergency response activities are conducted in tandem with the Colton Police and Fire 
Departments. The Project Area parcel runs along North Pepper Avenue which is designated as an 
evacuation route in the City of Colton’s General Plan Safety Element (City of Colton 2018).  

Implementation of the Proposed Project would require construction to occur within the public right-of-
way (ROW) of North Pepper Avenue. Construction activities, which may temporarily restrict vehicular 
traffic, would be required to implement adequate and appropriate measures to facilitate the passage of 
persons and vehicles through/around any required road/lane closures. The Proposed Project design 
would be submitted to and approved by the City’s Fire and Police Departments prior to any construction 
activities. Furthermore, a Traffic Control Plan shall be prepared to ensure proper access to residences and 
businesses in the area by emergency vehicles during construction, ensure residences and businesses in 
the area have proper access to evacuation routes during construction, and to maintain traffic flow. 
Impacts to an adopted emergency response plan or emergency evacuation route would be less than 
significant with the incorporation of Mitigation Measure HAZ-1. 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

g) Expose people or structures, either directly or 
indirectly, to a significant risk of loss, injury or 
death involving wildland fires? 

    

No Impact. 

Development along the southern border of the City exists in a wildland-urban interface (WUI) area and is 
at risk of being affected by wildfires. A fire protection plan approved by the fire code official, is required 
for all new development within the WUI area (City of Colton 2018). The Proposed Project is located in the 
northern part of the City that is more urban and developed. The Project Area is not located within the 
wildfire perimeter for historic wildfires and is also not within a wildfire hazard zone. The nearest wildfire 
hazard zone is a portion of West Valley Boulevard, located approximately 500 meters (0.31 mile) south of 
the Project Area, which is determined to be a moderate wildfire hazard zone. 

The Proposed Project would not directly or indirectly expose people or structures to significant risk 
involving wildland fires. No impact would occur and no mitigation is required.  

4.9.3 Mitigation Measures 

HAZ-1:  Traffic Control Plan. Prior to construction, the City of Colton (or its contractor) shall prepare 
a Traffic Control Plan to ensure proper access to residences and businesses in the area by 
emergency vehicles during construction, to maintain traffic flow, and to maintain access to 
evacuation routes. The Traffic Control Plan shall be approved by the City of Colton prior to 
any road or lane closures. 
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4.10 Hydrology and Water Quality 

4.10.1 Environmental Setting 

4.10.1.1 Regional Hydrology 

The City of Colton is located in the Santa Ana River Basin watershed, also known as a hydrologic basin. 
The river bisects the City along the east and south. The river is ephemeral and only contains water flows 
during winter and spring months when rain and snowmelt draining from the San Bernardino and San 
Gabriel mountains enter the river through storm channels. The City is also affected by Lytle Creek, a large 
channelized creek that traverses the northeasterly portion of the City. Stormwater flows around the City 
are controlled by a series of storm drains and channels that ultimately drain into the Santa Ana River (City 
of Colton 2014b). 

4.10.1.2 Regional Groundwater 

The City is located approximately 1.5 miles north of the Santa Ana River channel within the Upper Santa 
Ana Valley Groundwater Basin, which is divided into the following subbasins: the Bunker Hill Subbasin, the 
Riverside-Arlington Subbasin, the Rialto-Colton Subbasin, and the San Timoteo Subbasin. The City is 
located in the Rialto-Colton Subbasin. This subbasin is further divided into the Lytle, Rialto, and Colton 
Groundwater Management Zones (GMZs), with the Lytle Creek and Rialto GMZs underlying the City. 
Primary recharge areas include Lytle Creek in the northwest, Reche Canyon in the southeast, and the 
Santa Ana River in the east and south (City of Colton 2014b). 

A public water system operated by the City of Colton Water Department (CWD) serves the Project vicinity. 
The sources of public water for the CWD are groundwater from 13 public supply wells, which draw water 
from three underlying groundwater basins (Colton/Rialto Basin, Bunker Hill Basin, and Riverside-Arlington 
Basin [Riverside North Basin portion]). Another source, if needed, is the City of San Bernardino’s water 
supply, which is treated groundwater from the Bunker Hill Basin. 

4.10.1.3 Site Hydrology and Onsite Drainage  

The Project Area is generally flat. Based on topographic map interpretation, the direction of groundwater 
in the vicinity of the Project Area is inferred to flow towards the south. The depth of groundwater in the 
Project vicinity is between 175 to 200 feet below ground surface. No paved surfaces are present on the 
parcel. Stormwater directly infiltrates onsite soils (Partner 2018). 

4.10.2 Hydrology and Water Quality (X) Environmental Checklist and Discussion 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Violate any water quality standards or waste 
discharge requirements or otherwise substantially 
degrade surface or ground water quality? 
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Less than Significant Impact. 

Potential water quality impacts associated with the Proposed Project include short-term, construction-
related erosion/sedimentation from ground-disturbing activities and construction-related hazardous 
material discharge. 

As the Project Area exceeds 1 acre, the applicant is required to obtain coverage under a National Pollutant 
Discharge Elimination System (NPDES) Construction Permit, which includes the submittal of a Notice of 
Intent application to the SWRCB, the receipt of a Waste Discharge Identification Number from the SWRCB, 
and the preparation of a SWPPP for construction discharges. An SWPPP is a written document that 
describes the construction operator’s activities to comply with the requirements in the NPDES permit. The 
focus of a construction SWPPP is to manage soil disturbance, non-storm water discharges, construction 
materials, and construction wastes during the construction phase of a Project. The SWPPP also selects and 
implements BMPs designed to prevent or control discharge of pollutants in storm water runoff. During 
project demolition and construction, the construction contractor would use a series of BMPs to reduce 
erosion and sedimentation. These measures may include the use of gravel bags, silt fences, check dams, 
hydroseed, and soil binders. The construction contractor would be required to operate and maintain these 
controls throughout the duration of onsite activities.  

Implementation of the NPDES permits ensures that the State’s mandatory standards for the maintenance 
of clean water and the federal minimums are met. Through implementation of the BMPs detailed in a 
SWPPP and periodic inspections by RWQCB staff, water quality impacts during project construction would 
be less than significant.  

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

b) 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 Impact. 

The CHCCSP EIR estimates water consumption in the CHCCSP area using the following consumption rates 
listed in Table 4.10-1. 

Table 4.10-1. Water Consumption Rates 

Land Use Water Consumption Rate  

Residential 400 gallons per day (GPD) per unit 

Retail 75 GPD per 1,000 square feet 

Retail Mixed Use 75 GPD per 1,000 square feet  

Office Mixed Use 75 GPD per 1,000 square feet  
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Table 4.10-1. Water Consumption Rates 

Land Use Water Consumption Rate  

Business Park 67.5 GPD per 1,000 square feet  

Park N/A 

Source: City of Colton 2014b 

The Project Area is zoned and has a land use designation of OMU and OS/H per the City’s CHCCSP. The 
3.9-acre portion of the Project Area under OMU would be developed with a 60,000-square-foot medical 
office clinic and a 71,000-square-foot commercial hotel. The remaining 5.1 acres in the western portion of 
the Project parcel will be a dedicated conservation area for the Delhi Sands flower-loving fly. Using the 
water consumption rates listed in Table 4.10-1, the Proposed Project’s water consumption would be 
approximately 9,825 gallons per day (GPD), or 11.01 acre-feet (AF) per year (AFY).  

CWD pumps groundwater from the Upper Santa Ana Valley Groundwater Basin, specifically the 
Colton/Rialto, Bunker Hill, and Riverside-Arlington (Riverside North portion) Basins. Table 4.10-2 shows 
each basin’s actual volume in AF as of 2020 and projected water supply through 2045. 

Table 4.10-2. Actual and Project Water Supplies 

Water Type Water 
Supply 

Actual Water 
Supply (AF) Projected Water Supply (AF) 

2020 2025 2030 2035 2040 2045 

Groundwater Bunker Hill 2,623 4,425 4,968 5,510 5,784 6,058 

Groundwater Rialto-Colton 2,899 2,800 2,800 2,800 2,801 2,802 

Groundwater Riverside 
North 3,722 3,800 3,800 3,800 3,800 3,800 

Purchased 
Water 

State Water 
Project  — 197 257 317 377 436 

Total 9,244 11,222 11,825 12,427 12,762 13,096 

Source: City of Colton 2021 
Notes: AF = acre-feet 

Water supplies available are sufficient to meet all existing customer demands and anticipated future 
customer demands, including the Project’s demands through 2045. The Project’s estimated demand is not 
expected to adversely affect the City’s existing water facilities. Additionally, the City participates in several 
ongoing water conservation measures and contributes to regional recharge projects through the San 
Bernardino Basin Groundwater Council and Rialto Basin Groundwater Council to optimate and enhance 
the reliability of local groundwater resources (City of Colton 2021). 

According to the City’s Hub City Center Water Supply Assessment, Lytle Creek subbasin is a major 
recharge area for both the Bunker Hill and Rialto-Colton subbasins. Lytle Creek subbasin is adjoined to 
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the west by the Rialto-Colton subbasin and on the east and southeast by the Bunker Hill subbasin. It is 
highly porous and replenishes easily during heavy precipitation years. The North Riverside Basin provides 
recharge from the underflow from basins to the north, the Santa Ana River, and percolation from surface 
water runoff from the surrounding uplands (City of Colton 2021). The Project Area is not identified as a 
groundwater recharge area and would not affect recharge areas such as the Lytle Creek subbasin or the 
North Riverside Basin.  

For these reasons, the Project would have a less than significant impact and no mitigation is required. 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

c) 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 that would: 

    

i) result in substantial erosion or siltation on- or 
off-site;     

ii) substantially increase the rate or amount of 
surface runoff in a manner which would 
result in flooding on- or offsite; 

    

iii) create or contribute runoff water which 
would exceed the capacity of existing or 
planned stormwater drainage systems or 
provide substantial additional sources of 
polluted runoff; or 

    

iv) impede or redirect flood flows?     

Less than Significant Impact. 

i) Construction of the Proposed Project would require ground disturbing activities, including 
excavation, trenching, and paving. These activities have the potential to result in erosion or 
siltation on- or off-site. Construction impacts would be less than significant with the 
implementation of standard construction BMPs identified in the Project-specific SWPPP.  

Less than Significant Impact. 

ii) The Project Area is flat, with a gentle slope towards the south. The Project Area does not contain 
steep topography and no paved surfaces are present on the parcel. Stormwater directly infiltrates 
onsite soils (Partner 2018). A SWPPP listing BMPs to prevent construction pollutants and products 
from violating any water quality standard or waste discharge requirements would be prepared for 
the Proposed Project. The Proposed Project would construct a medical office clinic, hotel, surface 
parking lot, and multi-story parking structure on 3.9 acres of an approximately 9-acre parcel. This 
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portion of the parcel would contain impervious material. The remaining 5.1 acres would be a 
dedicated conservation area for the Delhi Sands flower-loving fly and would allow for direct 
infiltration of stormwater into the soil. The developed portion of the parcel would include 
stormwater conveyance and connection to the City’s storm drain system to prevent on- and off-
site flooding. As such, surface runoff from the Proposed Project would be less than significant. 

Less than Significant Impact. 

iii) The City has implemented the 2020 Upper Santa Ana River Watershed Integrated Regional Urban 
Water Management Plan (IRUWMP) which addresses surface water diversions, groundwater 
supply, water quality, stormwater management, and habitat preservation. The City is a co-
permittee to Order No. R8-2010-0036 NPDES Permit No. CAS618036 and Waste Discharge 
Requirements by the RWQCB, Santa Ana Region, which regulates urban and stormwater runoff 
within the Santa Ana Regional Board’s jurisdiction (RWQCB 2010). This Order requires permittees 
to investigate sources of pollutants in stormwater runoff where a permittee’s activities may have a 
reasonable potential to exceed water quality standards. 

There are currently no paved surfaces present onsite and stormwater directly infiltrates the onsite soils. 
There are also no surface impoundments, natural catch basins, or settling ponds for stormwater to drain 
to (Partner 2018). The Proposed Project would increase the quantity of runoff water in the part of the 
Project Area proposed for development, as it would increase impervious surfaces. The portion of the 
Project Area proposed as a conservation area would remain without paved surfaces; stormwater in this 
area would continue to directly infiltrate the soil. The Proposed Project would install connections to the 
City’s storm drain system and would direct stormwater to flow southeast towards North Pepper Avenue 
which has storm drains and gutters. The City’s stormwater system capacity is not publicly available, 
however it is designed to handle varying levels of stormwater runoff based on local rainfall patterns and 
drainage areas within the City (RWQCB 2010). Impacts would be less than significant. 

No Impact. 

iv) As previously mentioned, drainage in the area proposed for development would be directed 
towards storm drain facilities on North Pepper Avenue and water in the proposed conservation 
area would continue to directly infiltrate the onsite soils. According to the Project’s Phase I 
Environmental Site Assessment, the Project Area is located at approximately 1,100 feet above msl. 
The contour lines on the map indicate the area is sloping gently toward the south (Partner 2018). 
The Project Area is not located within a flood hazard area, it is located in Zone X (area of minimal 
flood hazard) (Federal Emergency Management Agency [FEMA] 2024). Construction of the 
medical office clinic, hotel, parking structure, and associated improvements would not increase 
the rate or amount of surface runoff in a manner that would substantially increase the risk of 
flooding, locally impede flow, or transfer flood risk to downstream areas. No impact would occur, 
and no mitigation is required.  
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Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

d) In flood hazard, tsunami, or seiche zones, risk 
release of pollutants due to project inundation?     

No Impact. 

The risk of flooding in the City is largely isolated to the areas immediately adjacent to the Santa Ana River 
and Reche Canyon (City of Colton 2018). The Project Area is not located near the Santa Ana River or 
Reche Canyon and as previously discussed, is located in Zone X which is an area of minimal flood hazard 
(FEMA 2024). Portions of the City are at risk of flooding due to dam failure of the Seven Oaks Dam and 
Reservoir, located approximately 12 miles east of the City on the Santa Ana River. Failure of the dam 
would cause substantial flooding on both sides of the Santa Ana River. The Project Area is not located 
within the dam inundation zone (City of Colton 2018). The Project Area is located approximately 44 miles 
northeast of the Pacific Ocean; thus it is not at risk of flooding due to a tsunami. Additionally, the Project 
Area is not located near any confined bodies of water which would pose a threat of seiche. No impact 
would occur, and no mitigation is required.  

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

e) Conflict with or obstruct implementation of a 
water quality control plan or sustainable 
groundwater management plan? 

    

No Impact. 

As previously discussed, the City along with other agencies in the Upper Santa Ana River watershed 
developed the Upper Santa Ana River Watershed IRUWMP for water quality management and control for 
the Region. The IRUWMP discusses the City’s water use and quality targets as well as demand 
management measures to maintain the reliability of groundwater supplies. Pursuant to the requirements 
of the NPDES permit, all development projects are required to implement source control BMPs that will 
minimize the generation of pollutants.  

Potential water quality impacts associated with the Proposed Project include short-term construction-
related erosion/sedimentation from ground-disturbing activities. Impacts associated with construction-
related water quality impacts would be avoided or reduced to a level below significance through 
implementation of standard construction BMPs identified in the Project-specific SWPPP. No conflict with a 
water quality control plan or sustainable groundwater management plan would occur. No mitigation is 
required. 

4.10.3 Mitigation Measures 

No significant impacts were identified, and no mitigation measures are required. 
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4.11 Land Use and Planning 

4.11.1 Environmental Setting 

The City of Colton General Plan Land Use Element establishes policies for the use and development of 
properties in the City. Land distribution in 2012 included vacant land (36 percent), residential (27 percent), 
open space-resource (13 percent), industrial (12 percent), public/institution (5 percent), commercial (4 
percent), railroad/utility (2 percent), and open space-recreation (1 percent) (City of Colton 2013a). 

Land use in the vicinity of the Project Area is regulated by the CHCCSP. The CHCCSP area spans 
approximately 373 acres, with planned uses for retail, business park, retail mixed use, office mixed use, 
residential, open space habitat, and parks. 

The Proposed Project is located in an urban developed area characterized by commercial and 
public/institution uses. According to the City’s General Plan, the San Bernardino County ARMC is an 
important employment base to the City’s west side and this area represents a key location to create a 
vibrate mixed-use business center (City of Colton 2013a). The Proposed Project is located on vacant land 
and proposes construction of a medical office clinic, a commercial hotel, a parking structure, surface 
parking areas, and associated site improvements such as curb and gutter, utilities, and landscaping. 

4.11.2 Land Use and Planning (XI) Environmental Checklist and Discussion 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Physically divide an established community?     

No Impact. 

The Proposed Project consists of the construction of a medical office clinic and commercial hotel on 
currently vacant land. The Project Area is surrounded by vacant land, commercial uses, and 
public/institutional uses. Residential uses exist beyond West San Bernardino Avenue to the north and are 
separated from the site. The Project Area is zoned OMU per the CHCCSP indicating that the Project Area 
is envisioned for development with the type, scale, and intensity of uses that complement and are 
compatible with existing developed uses in the vicinity. Due to the nature of the Proposed Project and 
distance away from residential neighborhoods, development of the Proposed Project would not physically 
divide an established community. No impact would occur. 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

b) 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? 
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Less than Significant Impact. 

The Proposed Project is located on vacant land and proposes construction of a medical office clinic, a 
commercial hotel, a parking structure, surface parking areas, and associated site improvements such as 
curb and gutter, utilities, and landscaping. The Project Area is zoned and has a land use designation of 
OMU and OS/H per the City’s CHCCSP. Medical complexes including medical, dental, and health related 
services are permitted uses under the OMU designation. Under the OMU designation, retail (includes 
hotels) and parking structures are conditionally permitted uses (City of Colton 2014a). Therefore, a CUP is 
required for the Project. 

The Project also includes variances for front setback of parking from 15 feet to 10 feet, rear setback from 
15 feet to 0 feet, and reduction of parking requirements from 414 stalls to 321 stalls. A minor variance is 
required for the increase of the hotel structure’s allowable height from 60 feet to 65 feet. Issuance of the 
CUP and variances would align the Proposed Project with the City’s land use regulations and would not 
constitute a significant environmental impact. Impacts would be less than significant. 

4.11.3 Mitigation Measures 

No significant impacts were identified, and no mitigation measures are required. 

4.12 Mineral Resources 

4.12.1 Environmental Setting 

The State Mining and Geology Board establishes Mineral Resource Zone (MRZ) designations that quantify 
the mineral resource potential for specific locations across California. The MRZs are defined as follows: 

 MRZ-1: Areas where adequate information indicates that no significant mineral deposits are 
present, or where it is judged that little likelihood exists for their presence.  

 MRZ-2: Defined as areas where adequate information indicates that significant mineral deposits 
are present, or where it is judged that a high likelihood for their presence exists.  

 MRZ-3: Defined as areas containing mineral deposits, the significance which cannot be evaluated 
from available data, but that may contain deposits that are marketable under present technologic 
and economic conditions or which can be estimated to exist in the foreseeable future.  

 MRZ-4: Areas where available information is inadequate for assignment to any other MRZ zone. 

According to the City of Colton General Plan Open Space Element, the main resource in the Colton area is 
the limestone deposits in and around Slover Mountain, however, mineral resources in the Colton area may 
not all be identified yet (City of Colton 1987a). The CHCCSP area occurs within an area that has been 
classified as MRZ-3 (City of Colton 2014b). 
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4.12.2 Mineral Resources (XII) Environmental Checklist and Discussion 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

No Impact. 

The CHCCSP area, including the Project Area, is classified as MRZ-3, an area where the significance of 
mineral resources cannot be evaluated from available data. The main resource in the Colton area is the 
limestone deposits in and around Slover Mountain. Slover Mountain is located approximately 0.70 miles 
south of the Project Area. The Project Area does not contain any known mineral resource and therefore 
the Project would not result in the loss of availability of a known mineral resource of value to the region 
and residents of the state. No impact would occur. 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

No Impact. 

The City has not been designated in the General Plan or any other land use plan as a mineral resource 
recovery site. Additionally, no mining operations currently occur on or close to the Project Area. The 
Project Area is not zoned or available for mining. Therefore, no impact to locally important mineral 
resource recovery sites would occur, and no mitigation is required. 

4.12.3 Mitigation Measures 

No significant impacts were identified, and no mitigation measures are required. 

4.13 Noise 

4.13.1 Environmental Setting 

ECORP prepared a Noise Impact Assessment for the Proposed Project as a comparison of predicted 
Project noise levels to noise standards promulgated by the City of Colton General Plan Noise Element and 
Municipal Code. The purpose of this report is to estimate Project-generated noise and to determine the 
level of impact the Project would have on the environment (ECORP 2024e; Appendix H). 
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4.13.1.1 Noise Fundamentals 

Addition of Decibels 

The decibel (dB) scale is logarithmic, not linear, and therefore sound levels cannot be added or subtracted 
through ordinary arithmetic. Two sound levels 10 dB apart differ in acoustic energy by a factor of 10. 
When the standard logarithmic decibel is A-weighted (dBA), an increase of 10 dBA is generally perceived 
as a doubling in loudness. For example, a 70 dBA sound is half as loud as an 80-dBA sound and twice as 
loud as a 60-dBA sound. When two identical sources are each producing sound of the same loudness, the 
resulting sound level at a given distance would be 3 dB higher than one source under the same conditions 
(Federal Transit Administration [FTA] 2018). For example, a 65-dB source of sound, such as a truck, when 
joined by another 65 dB source results in a sound amplitude of 68 dB, not 130 dB (i.e., doubling the 
source strength increases the sound pressure by 3 dB). Under the decibel scale, three sources of equal 
loudness together would produce an increase of 5 dB. Figure 4.13-1 shows typical noise levels associated 
with common noise sources. 

Sound Propagation and Attenuation 

Noise can be generated by a number of sources, including mobile sources, such as automobiles, trucks 
and airplanes, and stationary sources, such as construction sites, machinery, and industrial operations. 
Sound spreads (propagates) uniformly outward in a spherical pattern, and the sound level decreases 
(attenuates) at a rate of approximately 6 dB (dBA) for each doubling of distance from a stationary or point 
source (Federal Highway Administration [FHWA] 2017). Sound from a line source, such as a highway, 
propagates outward in a cylindrical pattern, often referred to as cylindrical spreading. Sound levels 
attenuate at a rate of approximately 3 dBA for each doubling of distance from a line source, such as a 
roadway, depending on ground surface characteristics (FHWA 2017). No excess attenuation is assumed 
for hard surfaces like a parking lot or a body of water. Soft surfaces, such as soft dirt or grass, can absorb 
sound, so an excess ground-attenuation value of 1.5 dBA per doubling of distance is normally assumed. 
For line sources, an overall attenuation rate of 3 dB per doubling of distance is assumed (FHWA 2011). 

Noise levels may also be reduced by intervening structures; generally, a single row of detached buildings 
between the receptor and the noise source reduces the noise level by about 5 dBA, while a solid wall or 
berm generally reduces noise levels by 10 to 20 dBA. However, noise barriers or enclosures specifically 
designed to reduce site-specific construction noise can provide a sound reduction 35 dBA or greater 
(Western Electro-Acoustic Laboratory, Inc. 2021). To achieve the most potent noise-reducing effect, a 
noise barrier must physically fit in the available space, must completely break the “line of sight” between 
the noise source and the receptors, must be free of degrading holes or gaps, and must not be flanked by 
nearby reflective surfaces. Noise barriers must be sizable enough to cover the entire noise source and 
extend lengthwise and vertically as far as feasibly possible to be most effective. The limiting factor for a 
noise barrier is not the component of noise transmitted through the material, but rather the amount of 
noise flanking around and over the barrier. In general, barriers contribute to decreasing noise levels only 
when the structure breaks the "line of sight" between the source and the receiver.  

The manner in which older homes in California were constructed generally provides a reduction of 
exterior-to-interior noise levels of about 20 to 25 dBA with closed windows (Caltrans 2002). The exterior-
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to-interior reduction of newer residential units is generally 30 dBA or more (Harris Miller, Miller & Hanson 
Inc. 2006). Generally, in exterior noise environments ranging from 60 dBA Community Noise Equivalent 
Level (CNEL) to 65 dBA CNEL, interior noise levels can typically be maintained below 45 dBA, a typical 
residential interior noise standard, with the incorporation of an adequate forced air mechanical ventilation 
system in each residential building, and standard thermal-pane residential windows/doors with a 
minimum rating of Sound Transmission Class (STC) 28. An STC is an integer rating of how well a building 
partition attenuates airborne sound. In the U.S., STCs are widely used to rate interior partitions, ceilings, 
floors, doors, windows, and exterior wall configurations. In exterior noise environments of 65 dBA CNEL or 
greater, a combination of forced-air mechanical ventilation and sound-rated construction methods is 
often required to meet the interior noise level limit. Attaining the necessary noise reduction from exterior 
to interior spaces is readily achievable in noise environments less than 75 dBA CNEL with proper wall 
construction techniques following California Building Code methods, the selections of proper windows 
and doors, and the incorporation of forced-air mechanical ventilation systems. 

Noise Descriptors 

The decibel scale alone does not adequately characterize how humans perceive noise. The dominant 
frequencies of a sound have a substantial effect on the human response to that sound. Several rating 
scales have been developed to analyze the adverse effect of community noise on people. Because 
environmental noise fluctuates over time, these scales consider that the effect of noise on people is 
largely dependent on the total acoustical energy content of the noise, as well as the time of day when the 
noise occurs. The noise descriptors most often encountered when dealing with traffic, community, and 
environmental noise include the average hourly noise level (Leq) and the average daily noise 
levels/community noise equivalent level (Ldn/CNEL). The Leq is a measure of ambient noise, while the Ldn 

and CNEL are measures of community noise. Each is applicable to this analysis and defined as follows: 

 Equivalent Noise Level (Leq) is the average acoustic energy content of noise for a stated period of 
time. Thus, the Leq of a time-varying noise and that of a steady noise are the same if they deliver 
the same acoustic energy to the ear during exposure. For evaluating community impacts, this 
rating scale does not vary, regardless of whether the noise occurs during the day or the night. 

 Day-Night Average (Ldn) is a 24-hour average Leq with a 10-dBA “weighting” added to noise during 
the hours of 10:00 p.m. to 7:00 a.m. to account for noise sensitivity in the nighttime. The 
logarithmic effect of these additions is that a 60 dBA 24-hour Leq would result in a measurement 
of 66.4 dBA Ldn. 

 Community Noise Equivalent Level (CNEL) is a 24-hour average Leq with a 5-dBA weighting during 
the hours of 7:00 p.m. to 10:00 p.m. and a 10-dBA weighting added to noise during the hours of 
10:00 p.m. to 7:00 a.m. to account for noise sensitivity in the evening and nighttime, respectively. 

The A-weighted decibel sound level scale gives greater weight to the frequencies of sound to which the 
human ear is most sensitive. Because sound levels can vary markedly over a short period of time, a 
method for describing either the average character of the sound or the statistical behavior of the 
variations must be utilized. Most commonly, environmental sounds are described in terms of an average 
level that has the same acoustical energy as the summation of all the time-varying events.   



Source: California Department of Transportation (Caltrans) 2020 

 Figure 4.13-1. Common Noise Levels  
2024-179.01 Pepper Development Project 
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The scientific instrument used to measure noise is the sound level meter. Sound level meters can 
accurately measure environmental noise levels to within approximately 1 dBA. Various computer models 
are used to predict environmental noise levels from sources, such as roadways and airports. The accuracy 
of the predicted models depends on the distance between the receptor and the noise source. Close to the 
noise source, the models are accurate to within approximately 1 to 2 dBA. 

Human Response to Noise 

The human response to environmental noise is subjective and varies considerably from individual to 
individual. Noise in the community has often been cited as a health problem, not in terms of actual 
physiological damage, such as hearing impairment, but in terms of inhibiting general well-being and 
contributing to undue stress and annoyance. The health effects of noise in the community arise from 
interference with human activities, including sleep, speech, recreation, and tasks that demand 
concentration or coordination. Hearing loss can occur at the highest noise intensity levels.  

Noise environments and consequences of human activities are usually well represented by median noise 
levels during the day or night or over a 24-hour period. Environmental noise levels are generally 
considered low when the CNEL is below 60 dBA, moderate in the 60- to 70-dBA range, and high, above 70 
dBA. Examples of low daytime levels are isolated, natural settings with noise levels as low as 20 dBA and 
quiet, suburban, residential streets with noise levels around 40 dBA. Noise levels above 45 dBA at night 
can disrupt sleep. Examples of moderate-level noise environments are urban residential or semi-
commercial areas (typically 55 to 60 dBA) and commercial locations (typically 60 dBA). People may 
consider louder environments adverse, but most will accept the higher levels associated with noisier urban 
residential or residential-commercial areas (60 to 75 dBA) or dense urban or industrial areas (65 to 80 
dBA). Regarding increases in dBA, the following relationships should be noted in understanding this 
analysis: 

 Except in carefully controlled laboratory experiments, a change of 1.0 dBA cannot be perceived by 
humans. 

 Outside of the laboratory, a 3.0-dBA change is considered a just-perceivable difference. 

 A change in level of at least 5.0 dBA is required before any noticeable change in community 
response would be expected. An increase of 5.0 dBA is typically considered substantial. 

 A 10.0-dBA change is subjectively heard as an approximate doubling in loudness and would 
almost certainly cause an adverse change in community response. 

Effects of Noise on People 

Hearing Loss 

While physical damage to the ear from an intense noise impulse is rare, a degradation of auditory acuity 
can occur even within a community noise environment. Hearing loss occurs mainly due to chronic 
exposure to excessive noise but may be due to a single event such as an explosion. Natural hearing loss 
associated with aging may also be accelerated from chronic exposure to loud noise. 
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The Occupational Safety and Health Administration has a noise exposure standard that is set at the noise 
threshold where hearing loss may occur from long-term exposures. The maximum allowable level is 90 
dBA averaged over eight hours. If the noise is above 90 dBA, the allowable exposure time is 
correspondingly shorter. 

Annoyance  

Attitude surveys are used for measuring the annoyance felt in a community for noises intruding into 
homes or affecting outdoor activity areas. In these surveys, it was determined that causes of annoyance 
include interference with speech, radio and television, house vibrations, and interference with sleep and 
rest. The Ldn as a measure of noise has been found to provide a valid correlation between noise level and 
the percentage of people annoyed. People have been asked to judge the annoyance caused by aircraft 
noise and ground transportation noise. There continues to be disagreement about the relative annoyance 
of these different sources.  

4.13.1.2 Vibration Fundamentals 

Vibration Sources and Characteristics 

Sources of earthborne vibrations include natural phenomena (e.g., earthquakes, volcanic eruptions, sea 
waves, landslides) or artificial causes (explosions, machinery, traffic, trains, construction equipment, etc.). 
Vibration sources may be continuous (e.g., factory machinery) or transient (e.g., explosions).  

Ground vibration consists of rapidly fluctuating motions or waves with an average motion of zero. Several 
different methods are typically used to quantify vibration amplitude. One is the Peak Particle 
Velocity (PPV); another is the Root Mean Square (RMS) velocity. The PPV is defined as the maximum 
instantaneous positive or negative peak of the vibration wave. The RMS velocity is defined as the average 
of the squared amplitude of the signal. The PPV and RMS vibration velocity amplitudes are used to 
evaluate human response to vibration.  

PPV is generally accepted as the most appropriate descriptor for evaluating the potential for building 
damage. For human response, however, an average vibration amplitude is more appropriate because it 
takes time for the human body to respond to the excitation (the human body responds to an average 
vibration amplitude, not a peak amplitude). Because the average particle velocity over time is zero, the 
RMS amplitude is typically used to assess human response. The RMS value is the average of the amplitude 
squared over time, typically a 1 second period (FTA 2018). 

Table 4.13-1 displays the reactions of people and the effects on buildings produced by continuous 
vibration levels. The annoyance levels shown in the table should be interpreted with care since vibration 
may be found to be annoying at much lower levels than those listed, depending on the level of activity or 
the sensitivity of the individual. To sensitive individuals, vibrations approaching the threshold of 
perception can be annoying. Low-level vibrations frequently cause irritating secondary vibration, such as a 
slight rattling of windows, doors, or stacked dishes. The rattling sound can give rise to exaggerated 
vibration complaints, even though there is very little risk of actual structural damage. In high-noise 
environments, which are more prevalent where groundborne vibration approaches perceptible levels, this 
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rattling phenomenon may also be produced by loud airborne environmental noise causing induced 
vibration in exterior doors and windows.  

Table 4.13-1. Human Reaction and Damage to Buildings for Continuous or Frequent Intermittent 
Vibration Levels 

Peak Particle 
Velocity 

(inches/second) 

Approximate 
Vibration Velocity 

Level (VdB) 
Human Reaction Effect on Buildings 

0.006–0.019 64–74 Range of threshold of 
perception 

Vibrations unlikely to cause damage of 
any type 

0.08 87 

Vibrations readily 
perceptible 

Threshold at which there is a risk of 
architectural damage to extremely 
fragile historic buildings, ruins, ancient 
monuments 

0.1 92 

Level at which continuous 
vibrations may begin to 
annoy people, particularly 
those involved in vibration 
sensitive activities 

Threshold at which there is a risk of 
architectural damage to fragile 
buildings. Virtually no risk of 
architectural damage to normal 
buildings 

0.25 94 
Vibrations may begin to 
annoy people in buildings 

Threshold at which there is a risk of 
architectural damage to historic and 
some old buildings 

0.3 96 
Vibrations may begin to feel 
severe to people in 
buildings 

Threshold at which there is a risk of 
architectural damage to older 
residential structures 

0.5 103 

Vibrations considered 
unpleasant by people 
subjected to continuous 
vibrations 

Threshold at which there is a risk of 
architectural damage to new residential 
structures and Modern 
industrial/commercial buildings 

Source: Caltrans 2020 

Ground vibration can be a concern in instances where buildings shake, and substantial rumblings occur. 
However, it is unusual for vibration from typical urban sources such as buses and heavy trucks to be 
perceptible. For instance, heavy-duty trucks generally generate groundborne vibration velocity levels of 
0.006 PPV at 50 feet under typical circumstances, which as identified in Table 4.13-1 is considered very 
unlikely to cause damage to buildings of any type. Common sources for groundborne vibration are 
planes, trains, and construction activities such as earthmoving which requires the use of heavy-duty earth 
moving equipment.  

4.13.1.3 Existing Ambient Noise Environment 

Noise Sensitive Land Uses 

Noise-sensitive land uses are generally considered to include those uses where noise exposure could 
result in health-related risks to individuals, as well as places where quiet is an essential element of their 
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intended purpose. Residential dwellings are of primary concern because of the potential for increased and 
prolonged exposure of individuals to both interior and exterior noise levels. The City of Colton’s Municipal 
Code states that sensitive receptors include, but are not limited to, hospitals, schools, daycare facilities, 
elderly housing, residential uses, and convalescent homes (City of Colton 2013c). Additional land uses 
such as historic sites, cemeteries, and certain recreation areas are often considered sensitive to increases 
in exterior noise levels. Schools, churches, hotels, libraries, and other places where low interior noise levels 
are essential are also considered noise-sensitive land uses. The nearest sensitive receptors to the Project 
Area include the ARMC directly adjacent to the east, the California University of Science and Medicine 
campus located towards the northeast, the Colton Golf Course and West Valley Park located to the west, 
and the residences to the north of the Project Area.  

Existing Ambient Noise Environment 

The City of Colton is impacted by various noise sources. It is subject to typical urban noise such as noise 
generated by traffic, heavy machinery, and day-to-day outdoor activities as well as noise generated from 
the various land uses (i.e., residential, commercial, institutional, and recreational/park activities) 
throughout the City that generate stationary source noise. The noise environment in Colton is composed 
of several major sources which are considered in the City’s Noise Element of the General Plan and include: 
(1) primary arterials and major local streets, (2) passenger and freight on-line railroad operations, (3) 
highways and freeways, and (4) airport operations. Within the Proposed Project Area, the most common 
and significant noise sources are associated with traffic on W San Bernardino Avenue and N Pepper 
Avenue, highway noise from Interstate 10, and other typical residential noises like dogs barking, radios, 
and landscaping equipment. As shown in Table 4.13-2 below, the ambient recorded noise levels range 
55.3 dBA to 72.4 dBA Leq on and in the vicinity of the Project Area.  

Existing Ambient Noise Measurements 

In order to quantify existing ambient noise levels in the Project Area, ECORP conducted one 24-hour 
(long-term) noise measurement starting on October 3, 2024 and extending into October 4, 2024 (LT-1). 
This 24-hour noise measurement is representative of typical existing noise exposure on the Project Area 
during a typical 24-hour day. Additionally, ECORP conducted four approximately 15-minute (short-term) 
noise measurements on October 4, 2024 (ST-1 through ST-4). These short-term noise measurements are 
representative of typical existing noise exposure within and immediately adjacent to the Project Area 
during the daytime. The average noise levels at each location are listed in Table 4.13-2.  

Table 4.13-2. Existing Ambient Noise Measurements 

Location 
No. Location CNEL 

dBA Leq dBA Lmin dBA Lmax dBA Time 

ST-1 
Southeast corner of W San 
Bernardino Avenue and N 

Iron Horse Drive 
N/A 68.4 50.7 86.1 10:39 a.m. – 10:54 a.m. 

ST-2 Corner of Violet Street and 
N Pepper Avenue N/A 71.2 50.0 97.6 11:00 a.m. – 11:18 a.m. 
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Table 4.13-2. Existing Ambient Noise Measurements 

ST-3 On Parkway West of Green 
Circle Drive N/A 55.3 50.5 82.6 11:21 a.m. – 11:36 a.m. 

ST-4 
Northeast corner of 

Eucalyptus Avenue and 
Valley Boulevard 

N/A 72.4 56.3 98.1 11:44 a.m. – 12:00 p.m. 

LT-1 

75 feet south of the 
southwest corner of W San 
Bernardino Avenue and N 

Iron Horse Drive 

60.0 56.9 45.8 98.9 10:26 a.m. – 10:26 a.m. 

Source:  Measurements were taken by ECORP with a Larson Davis Spartan 821 sound level meter, which satisfies 
the American National Standards Institute for general environmental noise measurement instrumentation. 
Prior to the measurements, the Spartan 821 sound level meter was calibrated according to manufacturer 
specifications with a Larson Davis CAL200 Class I Calibrator. See Appendix H for noise measurement 
outputs. 

Notes:  CNEL = Community Noise Equivalence Levels; dBA = A-weighted decibels; Leq = Equivalent Noise Level; 
LT = Long-Term Measurement Location (24-hour); ST = Short-Term Measurement Location (15-minute) 

Leq is the average acoustic energy content of noise for a stated period of time. Thus, the Leq of a time-varying noise 
and that of a steady noise are the same if they deliver the same acoustic energy to the ear during 
exposure. Lmin is the minimum noise level during the measurement period and Lmax is the maximum noise 
level during the measurement period. CNEL is a 24-hour average Leq with a 5-dBA weighting during the 
hours of 7:00 pm to 10:00 pm and a 10-dBA weighting added to noise during the hours of 10:00 pm to 
7:00 am to account for noise sensitivity in the evening and nighttime, respectively.  

As shown in Table 4.13-2, the ambient recorded noise level during the span of the 24-hour noise 
measurement was 60.0 dBA CNEL. The ambient recorded noise levels range from 55.3 dBA to 72.4 dBA Leq 
over the course of the four short-term noise measurements taken in the Project vicinity in October 2024. 
The most common noise in the Project vicinity is produced by automotive vehicles (e.g., cars, trucks, 
buses, motorcycles) on the local surrounding roadways such as West San Bernardino Avenue and North 
Pepper Avenue.  

Existing Roadway Noise Levels 

Existing roadway noise levels were taken from the CHCCSP’s Draft EIR, which contains calculations of the 
existing noise levels along roadway segments in the Project vicinity (City of Colton 2014b). The average 
daily noise levels along roadway segments adjacent to the Project Area are presented in Table 4.13-3.  

Table 4.13-3. Existing Roadway Noise Levels 

Roadway Segment Surrounding Uses 
CNEL at 100 feet 
from Centerline 

of Roadway 

Pepper Avenue 

Between Violet Street and Hospital Entrance Medical & Commercial 69.2 

Between Hospital Entrance to Valley Boulevard Medical & Commercial 69.6 
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Table 4.13-3. Existing Roadway Noise Levels 

Roadway Segment Surrounding Uses 
CNEL at 100 feet 
from Centerline 

of Roadway 

San Bernardino Avenue 

Between N Eucalyptus Avenue to Pepper Avenue Residential 62.6 

Source: Traffic noise levels were provided in the Colton Hub City Centre Specific Plan’s Draft EIR from May of 2014. 
The most relevant roadway segments were chosen to match the roadway segments included by KOA 
(2024) in the traffic assessment for the Proposed Project. 

Notes:  CNEL = Community Noise Equivalence Levels 

The existing traffic-generated noise level on Project-vicinity roadways currently ranges from 62.6 to 69.6 
dBA CNEL at a distance of 100 feet from the centerline. As previously described, CNEL is a 24-hour 
average Leq with a 5-dBA weighting during the hours of 7:00 p.m. to 10:00 p.m. and a 10-dBA weighting 
added to noise during the hours of 10:00 p.m. to 7:00 a.m. to account for noise sensitivity in the evening 
and nighttime, respectively. It should be noted that the modeled noise levels depicted in Table 4.13-3 may 
differ from measured levels in Table 4.13-2 because the measurements represent noise levels at different 
locations around the Project Area and are reported in different noise metrics (e.g., noise measurements 
are the Leq values and traffic noise levels from the CHCCSP’s Draft EIR are reported in CNEL). 

City of Colton General Plan Noise Element  

The City of Colton General Plan Noise Element provides policy direction for minimizing noise impacts in 
the City. By identifying noise-sensitive land uses and establishing compatibility guidelines for land use and 
noise, noise considerations influence the general distribution, location, and intensity of future land use. 
The result is that effective land use planning and mitigation can alleviate the majority of noise problems. 
The City of Colton General Plan land use compatibility table identifies ambient noise levels of 65 dBA 
CNEL as acceptable for hotel (transient lodging) uses and ambient noise levels of 70 dBA CNEL as 
acceptable for office building uses (City of Colton 1987b).  

Additionally, the City of Colton General Plan Noise Element lists several standards applicable to the 
Proposed Project. Per the Noise Element, exterior noise levels at sensitive receptors should not exceed 65 
dBA during the day or 55 dBA at night. The City has not adopted interior noise/land use compatibility 
standards for commercial uses.  

City of Colton Municipal Code 

The City of Colton’s regulation with respect to noise is included in Title 18 (Zoning) Chapter 18.42 of the 
Municipal Code. The Noise Regulation provides a noise standard within the City. Sections 18.42.040 and 
18.42.050 outline regulations for noise and vibration. The Municipal Code Noise Regulation states that the 
maximum sound level radiated by any Use of Facility, when measured at the boundary line of the Property 
on which the sound is generated, shall not be obnoxious by reason of its intensity, pitch or dynamic 
characteristics as determined by the City and shall not exceed 65 dBA. Section 18.42.050 qualitatively 
regulates vibration within the City, stating that it is unlawful for equipment other than vehicles, trains, or 
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by temporary construction or demolition, to generate ground vibration that is perceptible without 
instruments by the average person at or beyond any lot line of the lot containing the activities. 

4.13.2 Noise (XIII) Environmental Checklist and Discussion 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Result in generation of 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 Impact.  

Onsite Construction Noise  

Construction noise associated with the Proposed Project would be temporary and would vary depending 
on the specific nature of the activities being performed. Noise generated would primarily be associated 
with the operation of off-road equipment for onsite construction activities as well as construction vehicle 
traffic on area roadways. Construction noise typically occurs intermittently and varies depending on the 
nature or phase of construction (e.g., site preparation, grading, paving). Noise generated by construction 
equipment, including earth movers, pile drivers, and portable generators, can reach high levels. Typical 
operating cycles for these types of construction equipment may involve one or two minutes of full power 
operation followed by three to four minutes at lower power settings. Other primary sources of acoustical 
disturbance would be random incidents, which would last less than one minute (such as dropping large 
pieces of equipment or the hydraulic movement of machinery lifts). During construction, exterior noise 
levels could negatively affect sensitive land uses in the vicinity of the construction site.  

The nearest sensitive receptors to the Project Area include the ARMC located to the east, the California 
University of Science and Medicine campus located towards the northeast, the Colton Golf Course and 
West Valley Park located to the west, and the residences to the north. The City does not promulgate a 
numeric threshold pertaining to the noise associated with construction. This is because construction noise 
is temporary, short term, intermittent in nature, and would cease upon Project completion. Additionally, 
construction would occur throughout the Project Area and would not be concentrated at one point. 

Recent case law has held that the use of an absolute noise threshold for evaluating all ambient noise 
impacts violated CEQA because it did not provide a “complete picture” of the noise impacts that may 
result from implementation of the ordinance. As such, the Proposed Project’s construction noise is 
estimated and then added to the average daily ambient noise level in the Project Area as determined by 
the baseline noise survey conducted by ECORP (see Table 4.13-2). As previously described, the dB scale is 
logarithmic, not linear, and therefore sound levels cannot be added or subtracted through ordinary 
arithmetic. Doubling the source strength increases the sound pressure by 3 dB. Furthermore, when 
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combining two separate sources where one of the noise sources is 10 dB or greater than other noise 
sources, the noise contribution of the quieter source is completely obscured by the louder source.  

To estimate the worst-case onsite construction noise levels that may occur at the nearest noise-sensitive 
receptor and in order to evaluate the potential health-related effects (physical damage to the ear) from 
construction noise, the construction equipment noise levels were calculated using the FHWA’s Roadway 
Construction Noise Model (FHWA 2006) and compared against the construction‐related noise level 
threshold established in the Criteria for a Recommended Standard: Occupational Noise Exposure 
prepared in 1998 by the National Institute for Occupational Safety and Health (NIOSH). NIOSH identifies a 
noise level threshold based on the duration of exposure to the source. The NIOSH construction-related 
noise level threshold starts at 85 dBA for more than 8 hours per day; for every 3-dBA increase, the 
exposure time is cut in half. This reduction results in noise level thresholds of 88 dBA for more than 4 
hours per day, 92 dBA for more than 1 hour per day, 96 dBA for more than 30 minutes per day, and up to 
100 dBA for more than 15 minutes per day. For the purposes of this analysis, the lowest, more 
conservative threshold of 85 dBA Leq is used as an acceptable threshold for construction noise at the 
nearby sensitive receptors. 

It is acknowledged that the majority of construction equipment is not situated at any one location during 
construction activities but rather spread throughout the Project Area and at various distances from 
sensitive receptors. Therefore, this analysis employs FTA guidance for calculating construction noise, 
which recommends measuring construction noise produced by all construction equipment simultaneously 
from the center of the Project Area (FTA 2018), which in this case is approximately 600 feet from the pick-
up/drop-off area for the ARMC to the east of the Proposed Project Area, along North Pepper Avenue. The 
anticipated short-term construction noise levels generated for the necessary equipment for each phase of 
construction are presented in Table 4.13-4. 

Table 4.13-4. Construction Average (dBA) Noise Levels at Nearest Receptors  

Construction 
Phase 

Average 
Ambient Noise 

Level*  
(dBA Leq) 

Exterior 
Construction 

Noise Level @ 
Closest Noise 

Sensitive 
Receptor  
(dBA Leq) 

Existing 
Ambient Noise 

+ Exterior 
Construction 
Noise Levels  

(dBA Leq) 

Construction 
Noise Standard  

(dBA Leq) 

Exceeds 
Standards? 

Site Preparation 

66.8 

66.0 69.6 85 No 

Grading 65.7 69.2 85 No 

Building 
Construction, 
Paving, and 

Painting 

68.3 71.8 85 No 

Source:  Construction noise levels were calculated by ECORP Consulting using the Federal Highway Administration 
(FHWA) Roadway Noise Construction Model (FHWA 2006). Refer to Appendix H for Model Data Outputs. 

Notes: dBA = A-weighted decibels; Leq = Equivalent Noise Level 
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Table 4.13-4. Construction Average (dBA) Noise Levels at Nearest Receptors  

Construction 
Phase 

Average 
Ambient Noise 

Level*  
(dBA Leq) 

Exterior 
Construction 

Noise Level @ 
Closest Noise 

Sensitive 
Receptor  
(dBA Leq) 

Existing 
Ambient Noise 

+ Exterior 
Construction 
Noise Levels  

(dBA Leq) 

Construction 
Noise Standard  

(dBA Leq) 

Exceeds 
Standards? 

*Average ambient noise levels of the Project Area were estimated using the average Leq of the four short term noise 
measurement taken on October 4, 2024, and identified in Table 4.13-2. 

Construction equipment used during construction derived from the California Emissions Estimator Model 
(CalEEMod). CalEEMod is designed to calculate air pollutant emissions from construction activity and 
contains default construction equipment and usage parameters for typical construction projects based on 
several construction surveys conducted in order to identify such parameters. Consistent with Federal 
Transit Administration (FTA) recommendations for calculating construction noise, construction noise was 
measured from the center of the Project Area (FTA 2018), which is 600 feet from the nearest sensitive 
receptor.  

 Leq = The equivalent energy noise level, is the average acoustic energy content of noise for a stated period of time. 
Thus, the Leq of a time-varying noise and that of a steady noise are the same if they deliver the same 
acoustic energy to the ear during exposure. For evaluating community impacts, this rating scale does not 
vary, regardless of whether the noise occurs during the day or the night. 

As shown in Table 4.13-4, the Project’s contribution of construction noise combined with the ambient 
noise environment would not exceed the 85 dBA NIOSH construction noise threshold during any phase of 
construction at the nearby noise-sensitive receptors. It is noted that construction noise was modeled on a 
worst-case basis and is considered in addition to ambient noise levels currently experienced in the Project 
Area. It is very unlikely that all pieces of construction equipment would be operating at the same time for 
the various phases of Project construction as well as at the point closest to residences. Therefore, onsite 
construction noise would be less than significant. 

Offsite Construction Worker Trips  

Project construction would result in additional traffic on adjacent roadways over the period that 
construction occurs. According to CalEEMod, which is used to predict the number of construction-related 
automotive trips, the maximum number of Project construction trips traveling to and from the Project 
Area during a single construction phase would not be expected to exceed 156 daily trips in total. The 
Proposed Project Area would be accessible from North Pepper Avenue. According to the City’s General 
Plan Mobility Element, Pepper Avenue is classified as a major arterial roadway (City of Colton 2013c). 
Major arterial roadways are designed to move large traffic volumes of traffic, linking freeways with local 
streets and providing access between cities and subregions. They carry high traffic volumes and are 
designed for high speeds. According to Caltrans Technical Noise Supplement to the Traffic Noise Analysis 
Protocol, a doubling of traffic on a roadway is required to result in an increase of 3 dB (outside of the 
laboratory, a 3-dBA change is considered a just-perceivable difference) (Caltrans 2013). The Proposed 
Project’s construction trips would not result in a doubling of traffic on the local transportation network, 
and therefore its contribution to existing traffic noise would not be perceptible. Additionally, it is noted 
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that construction is temporary, and these trips would cease upon completion of the Project. Therefore, 
offsite construction noise would be less than significant. 

Operational Onsite Noise  

The Project is proposing construction of a medical office clinic, commercial hotel, parking structure, 
surface parking areas, and associated site improvements such as curb and gutter, utilities, and 
landscaping on approximately 3.83 acres of the site. Onsite noise associated with the Proposed Project 
has been calculated using the SoundPLAN 3D noise model using Project Site Plans provided by the 
Project Proponent. SoundPLAN 3D noise model generates computer simulations of noise situations based 
on the site’s features. Further, SoundPLAN creates noise contour maps using reference noise levels, 
topography, point and area noise source, mobile noise sources, and intervening structures.  

To estimate the noise generated by the proposed parking garage, the FTA’s reference level of 92 Sound 
Exposure Level (SEL) is utilized. To estimate the noise generated by the proposed unenclosed parking 
areas, FTA’s reference level of 101 SEL is utilized. The Proposed Project’s medical facility land use would 
primarily operate during daytime hours (7:00 a.m. to 10:00 p.m.). As such, the modeling has accounted for 
parking lot activity noise during the hours of 7:00 a.m. to 10:00 p.m. at the parking garage and at the 
unenclosed parking lot surrounding the medical facility. The FTA reference levels are converted to an Leq 
level using the conversion equation detailed in Appendix H. Appendix H also demonstrates how to 
calculate an Leq at 50 feet from a parking garage and a parking lot, based on vehicle noise and traffic 
volume. The total number of parking stalls in the parking garage is inferred from the Proposed Project’s 
Site Plan by subtracting the number of unenclosed parking spaces from the total number of 321 parking 
spaces. The unenclosed parking spaces are split into two separate area sources to account for the 
difference in operational time for the medical facility land use (which operates during normal business 
hours) and the hotel land use (which operates beyond normal business hours). In this assessment, a 
worst-case scenario is considered where every parking stall turns over at the same rate as the peak hour 
for volume traffic, as identified by the Traffic Impact Analysis (TIA) prepared for the Project (KOA 2025).  

Table 4.13-5 shows the predicted Project noise levels at 25 noise-sensitive locations in the Project vicinity, 
including nearby residences to the north, the ARMC to the east, the California University of Science and 
Medicine campus located towards the northeast, and the Colton Golf Course and West Valley Park located 
to the west, as predicted by SoundPLAN. As shown in Table 4.13-5, noise levels would be up to 56.6 dBA 
Leq during the day and up to 53.4 dBA Leq during the night at the loudest, as experienced at the nearest 
sensitive receptors. This would not exceed the exterior daytime and nighttime noise standards of 65 and 
55 dBA Leq, respectively. Additionally, noise contour graphics (see Figures 4.13-2 and 4.13-3) have been 
prepared to provide a visual depiction of the predicted noise levels in the Project vicinity from Project 
operations.  



Draft Initial Study 

ECORP Consulting, Inc. 4-107 August 2025 
Pepper Clinic Development Project  2024-179.01 

Table 4.13-5. Modeled Operational Noise Levels 

No. Location 

Daytime/ 
Nighttime Noise 
Attributed to the 

Project 
(dBA Leq) 

Daytime/ 
Nighttime 

Exterior Noise 
Standards 
(dBA Leq) 

Exceed 
Daytime or 
Nighttime 

Exterior 
Standard? 

1 1000 Agua Caliente Avenue 55.3 / 52.1 65 / 55 No 

2 1002 N Eucalyptus Avenue 53.0 / 48.5 65 / 55 No 

3 1009 Whistle Stop Drive 55.4 / 52.5 65 / 55 No 

4 1011 Whistle Stop Drive 55.7 / 52.9 65 / 55 No 

5 1013 Whistle Stop Drive 55.9 / 53.1 65 / 55 No 

6 1015 Whistle Stop Drive 55.9 / 53.1 65 / 55 No 

7 1017 Whistle Stop Drive 55.8 / 53.2 65 / 55 No 

8 1019 Whistle Stop Drive 55.7 / 53.1 65 / 55 No 

9 1021 Whistle Stop Drive 55.7 / 53.2 65 / 55 No 

10 1023 Whistle Stop Drive 55.7 / 53.1 65 / 55 No 

11 1025 Whistle Stop Drive 55.5 / 53.0 65 / 55 No 

12 1027 Whistle Stop Drive 55.2 / 52.8 65 / 55 No 

13 1471 W San Bernardino Avenue 49.8 / 48.9 65 / 55 No 

14 1838 W De Anza Drive 54.6 / 51.1 6 5/ 55 No 

15 1868 W De Anza Drive 54.4 / 58.8 65 / 55 No 

16 1920 N Martinez Lane 52.4 / 47.7 65 / 55 No 

17 Arrowhead Regional Medical Center Facility 1 56.2 / 50.1 65 / 55 No 

18 Arrowhead Regional Medical Center Facility 2 56.6 / 53.4 65 / 55 No 

19 Arrowhead Regional Medical Center Facility 3 53.3 / 50.9 65 / 55 No 

20 California University of Science and Medicine 53.6 / 52.6 65 / 55 No 

21 Colton Golf Course 1 54.4 / 48.0 65 / 55 No 

22 Colton Golf Course 2 56.4 / 50.0 65 / 55 No 

23 Colton Golf Course 3 56.2 / 49.5 65 /55 No 

24 West Valley Park 1 53.4 / 47.1 65 / 55 No 

25 West Valley Park 2 50.6 / 45.1 65 / 55 No 

Source:  SoundPLAN v 9.0. Refer to Appendix H for Model Data Outputs. 
Notes:  dBA = A-weighted decibels; Leq = Equivalent Noise Level 
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Figure 4.13-2. Daytime Operational Noise Levels 
2024-179.01 Pepper Development Project 
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Figure 4.13-3. Nighttime Operational Noise Levels 
2024-179.01 Pepper Development Project 
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As shown in Table 4.13-5, Project operational noise would not exceed the City’s exterior noise standards 
for daytime or nighttime at any location. It is important to note that the SoundPLAN scenario’s results 
presented in Table 4.13-5 are presenting worst case scenario noise levels since the peak hour traffic 
volume was assumed to occur for every hour of the day at the hotel unenclosed parking lot and for every 
daytime hour at the unenclosed medical facility parking lot and parking garage structure.  

As previously discussed, the average daily ambient noise of the area surrounding the Project Area is 
approximately 66.8 dBA. This noise level is based on the average of the short-term ambient noise 
measurements taken in the area by ECORP on October 4, 2024, and is generally representative of the 
existing noise environment. As shown above in Table 4.13-5, the Proposed Project would contribute noise 
levels of approximately 49.8 to 56.6 dBA Leq to the existing ambient environment during the daytime. The 
existing ambient noise environment of 66.8 dBA is already over the city standard for commercial daytime 
noise limits of 65 dBA. The existing ambient noise level of 66.8 dBA would remain, and the Project onsite 
activities would not influence the ambient noise levels of the area. As previously described, the dB scale is 
logarithmic, not linear, and therefore sound levels cannot be added or subtracted through ordinary 
arithmetic. For example, when combining two separate sources where one of the noise sources is 10 dB or 
greater than the other noise source, the noise contribution of the quieter source is completely obscured 
by the louder source. In this instance, the average daytime noise level collected by ECORP was 66.8 dBA 
and the maximum modeled noise contribution from the Proposed Project was 56.6 dBA. Since these 
values differ by a factor greater than 10 dB, the ambient noise environment would therefore be expected 
to remain 66.8 dBA. Therefore, operational onsite noise would be less than significant. 

Operational Offsite Traffic Noise  

Future traffic noise levels in the Project vicinity for the Proposed Project were modeled based on the 
traffic volumes identified by KOA (2024) to determine the noise levels along Project vicinity roadways. To 
compare the Proposed Project related traffic noise impact to the existing traffic noise environment, the 
CHCCSP Draft EIR was utilized (City of Colton 2014b). The City does not regulate noise from 
transportation sources for commercial projects and does not have noise standards for such sources. Table 
4.13-6 compares the calculated offsite roadway noise levels to existing levels of traffic noise. 
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Table 4.13-6. Proposed Project Predicted Traffic Noise Levels Compared to Existing Traffic Noise 
Levels from CHCCSP Draft EIR 

Roadway Segment 
from CHCCSP Draft 

EIR 

Roadway Segment Modeled with 
FHWA and KOA Data 

Surrounding 
Uses 

dBA CNEL at 100 
feet from Centerline 

of Roadway 

Existing1  Project2 

West San Bernardino Avenue 

Between Violet Street 
and the Hospital 

Entrance 

N. Pepper Avenue South of Violet Street 

Commercial 69.2 

53.0 

N. Pepper Avenue North of Proposed 
Project Driveway 53.0 

N. Pepper Avenue South of Proposed 
Project Driveway 58.4 

Proposed Project Driveway West of N. 
Pepper Avenue 46.4 

Proposed Project Driveway East of N. 
Pepper Avenue 36.4 

N. Pepper Avenue North of Blue Drive 57.8 

North Pepper Avenue 

Between the Hospital 
Entrance and Valley 

Boulevard 

N. Pepper Avenue South of Blue Drive 

Commercial 69.6 

56.7 

Blue Drive West of N. Pepper Avenue 46.2 

Blue Drive East of N. Pepper Avenue – 

N. Pepper Avenue North of W. Valley Blvd. 56.6 

Between N. Eucalyptus 
Avenue and Pepper 

Avenue 

W. San Bernardino Avenue West of N. 
Pepper Avenue Residential 62.6 42.8 

Source:  Existing traffic noise levels were based on the Colton Hub City Centre Specific Plan Draft EIR (City of 
Colton 2014b). Project traffic volumes were provided by KOA (2024) to inform the modeling calculations of 
offsite operational traffic noise levels. Traffic noise levels were calculated by ECORP using the Federal 
Highway Administration (FHWA) Traffic Noise model. Refer to Appendix H for Model Data Outputs. 

Notes:  CHCCSP = Colton Hub City Centre Specific Plan; CNEL = Community Noise Equivalence Levels; 
dBA = A-weighted decibels; EIR = Environmental Impact Report; FHWA = Federal Highway Administration 

1 Existing traffic noise is referenced from the CHCCSP Draft EIR (City of Colton 2014b). 
2 The Proposed Project’s contribution to traffic noise is calculated using the FHWA Traffic Noise model coupled with 

trip generation rates identified by KOA (2024).  

As shown in Table 4.13-6, none of the Project vicinity roadway segments would experience an incremental 
increase of traffic noise in excess of the existing traffic noise levels. The Proposed Project’s modeled traffic 
noise on each segment of roadway in the Project vicinity is lower than the existing traffic noise 
measurements collected for the purposes of the CHCCSP’s Draft EIR. As previously described, the dB scale 
is logarithmic, not linear, and therefore sound levels cannot be added or subtracted through ordinary 
arithmetic. When the standard logarithmic decibel is A-weighted, which is the case for both the existing 
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traffic noise measurements and the modeled traffic noise segments, an increase of 10 dBA is generally 
perceived as a doubling in loudness. Furthermore, when combining two separate sources where one of 
the noise sources is 10 dB or greater than the other noise source, the noise contribution of the quieter 
source is completely obscured by the louder source. As shown in Table 4.13-6, the Project’s contribution 
of traffic noise is not within 10 dB of the existing traffic noise on any vicinity roadway segment and 
therefore the Project’s contribution of traffic noise would not increase existing traffic noise levels. The 
Proposed Project’s operational offsite traffic would not influence the ambient noise levels of the area and 
existing traffic noise levels ranging from 62.6 to 69.6 dBA would remain the same. Therefore, impacts 
would be less than significant. 

Project Land Use Compatibility 

As the Project is proposing the development of new noise-sensitive land uses within the existing noise 
environment a discussion of land use compatibility is needed in order to establish Project consistency with 
the City’s General Plan. The predominant source of noise in the Project Area is traffic noise generated 
from vehicles traveling on West San Bernardino Avenue located north of the Project Area and North 
Pepper Avenue located east of the Project Area. The City’s General Plan land use compatibility table 
identifies ambient noise levels of 65 dBA CNEL as acceptable for hotel (transient lodging) uses and 
ambient noise levels of 70 dBA CNEL as acceptable for office building uses (City of Colton 1987b).  

ECORP conducted a 24-hour (long-term) noise measurement starting on October 3, 2024, and extending 
into October 4. This 24-hour noise measurement site is representative of typical existing noise exposure 
on the Project Area during a typical 24-hour day. The CNEL was calculated using the average noise levels 
from every hour of the long-term noise measurement. The calculated CNEL was 60.0 dBA. Thus, the 
Project Area can be classified as an acceptable location for noise-sensitive land uses such as 
hotels/transient lodging and office/commercial use which has noise level limits of 65 dBA CNEL and 70 
dBA CNEL, respectively. Furthermore, the Project proposes to position commercial uses that double as 
sensitive noise receptors in the direct vicinity of other commercial uses that are sensitive to noise making 
the Project conducive within the existing noise environment. Therefore, impacts would be less than 
significant. 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

b) Result in generation of excessive groundborne 
vibration or groundborne noise levels?     

Less Than Significant Impact.  

Project Construction  

Excessive groundborne vibration impacts result from continuously occurring vibration levels. Increases in 
groundborne vibration levels attributable to the Project would be primarily associated with short-term, 
construction-related activities. Construction on the Project Area would have the potential to result in 
varying degrees of temporary groundborne vibration, depending on the specific construction equipment 
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used and the operations involved. Ground vibration generated by construction equipment spreads 
through the ground and diminishes in magnitude with increases in distance.  

Construction-related ground vibration is normally associated with impact equipment such as pile drivers, 
jackhammers, and the operation of some heavy-duty construction equipment, such as dozers and trucks. 
It is noted that pile drivers would not be necessary during Project construction. Vibration decreases 
rapidly with distance and it is acknowledged that construction activities would occur throughout the 
Project Area and would not be concentrated at the point closest to sensitive receptors. Groundborne 
vibration levels associated with construction equipment at 25 feet distant are summarized in Table 4.13-7. 

Table 4.13-7. Representative Vibration Source Levels for Construction Equipment 

Equipment Type Peak Particle Velocity at 25 Feet  
(inches per second) 

Large Bulldozer 0.089 

Caisson Drilling 0.089 

Loaded Trucks 0.076 

Hoe Ram 0.089 

Jackhammer 0.035 

Small Bulldozer/Tractor 0.003 

Vibratory Roller 0.210 

Source: Federal Transit Administration (FTA) 2018; Caltrans 2020 

The City does not regulate vibrations associated with construction. However, a discussion of construction 
vibration is included for full disclosure purposes. For comparison purposes, the Caltrans recommended 
standard of 0.3 inches per second PPV with respect to the prevention of structural damage for older 
residential buildings is used as a threshold (Caltrans 2020). This is also the level at which vibrations may 
begin to annoy people in buildings. Consistent with FTA recommendations for calculating vibration 
generated from construction equipment, construction vibration was measured from the center of the 
Project Area (FTA 2018). The nearest structure of concern to the construction site is the ARMC, located 
approximately 600 feet east of the center of the Project Area. 

Based on the representative vibration levels presented for various construction equipment types in Table 
4.13-7 and the construction vibration assessment methodology published by the FTA (2018), it is possible 
to estimate the potential Project construction vibration levels. The FTA provides the following equation:  

[PPVequip = PPVref x (25/D)1.5] 

Table 4.13-8 presents the expected Project related vibration levels at a distance of 600 feet. 
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Table 4.13-8. Construction Vibration Levels at 600 Feet 

Receiver PPV Levels  
 (inches per second)1 

Peak 
Vibration Threshold Exceed 

Threshold? 
Large 

Bulldozer, 
Caisson 

Drilling & 
Hoe Ram 

Loaded 
Trucks Jackhammer Small 

Bulldozer 
Vibratory 

Roller 

0.0008 0.0006 0.0003 0.0014 0.0018 0.0018 0.3 No 

Notes:  PPV = Peak Particle Velocity 
 1Based on the Vibration Source Levels of Construction Equipment included on Table 4.13-7 (Federal Transit 

Administration [FTA] 2018). Distance to the nearest structure of concern is approximately 600 feet 
measured from Project Area center. 

As shown in Table 4.13-8, vibration as a result of onsite construction activities on the Project Area would 
not exceed 0.3 PPV at the nearest structure. Thus, onsite Project construction would not exceed the 
recommended threshold. Impacts would be less than significant. 

Project Operations 

Project operations would not include the use of any stationary equipment that would result in excessive 
vibration levels. The Project would not attract large numbers of heavy-duty trucks or include heavy-duty 
stationary equipment. Therefore, the Project would result in negligible groundborne vibration impacts 
during operations. Impacts would be less than significant. 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

No Impact. 

The Project Area is located approximately 6.3 miles southwest of the San Bernardino International Airport. 
According to the City’s General Plan Noise Element, the Project Area is located outside of the 65 dBA 
CNEL airport noise contours (City of Colton 1987b). While aircraft noise may be occasionally audible in the 
Project Area from aircraft flyovers, aircraft noise associated with nearby airport activity would not expose 
future hotel staff/guests or medical office staff/guests to excessive noise levels. Therefore, implementation 
of the Proposed Project would not expose people to noise levels from airport activity that would be in 



Draft Initial Study 

ECORP Consulting, Inc. 4-118 August 2025 
Pepper Clinic Development Project  2024-179.01 

excess of normally acceptable standards for the proposed land use development, and no impact would 
occur.  

4.13.3 Mitigation Measures 

No significant impacts were identified, and no mitigation measures are required. 

4.14 Population and Housing 

4.14.1 Environmental Setting 

According to the City’s General Plan, the City had a population of 52,154 residents in 2010. The most 
significant population growth occurred between 1980 and 1990 in which population increased from 
21,310 to 40,213 residents (City of Colton 2013a). The 2020 U.S. Census shows the City’s population grew 
to 53,909 residents (U.S. Census Bureau 2020). 

The City’s General Plan 2013 to 2021 Housing Element states that the 2010 Census recorded an estimated 
16,350 housing units. There is a higher ratio of renters to owners in the City as compared to the rest of 
San Bernardino County. The City also has the highest percentage of multi-family units among the 
surrounding cities. The Housing Element is required to note adequate sites available in the City to 
accommodate the construction of new housing units consistent with the Regional Housing Needs 
Assessment (RHNA) developed for the City. For the 2013 to 2021 planning period, SCAG assigned Colton 
a RHNA of 1,923 housing units. SCAG projects that Colton’s population will reach 71,700 by the year 2035, 
an average population increase of approximately 1.4 percent per year between 2000 and 2035 (City of 
Colton 2014c). 

4.14.2 Population and Housing (XIV) Environmental Checklist and Discussion 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

Less than Significant Impact. 

The proposed medical office clinic would serve both the existing community and visitors to the City and 
the proposed hotel would serve visitors. Employees for the medical office clinic and hotel would likely 
reside in the City of Colton but could reside in nearby cities and commute into the City. The relocation of 
persons for employment at either facility is not anticipated. However, according to the CHCCSP EIR, future 
development in the CHCCSP has always been included in the City’s planned growth (City of Colton 
2014b). Overall, the nature of the Proposed Project would not substantially increase permanent 
population growth. Impacts would be less than significant. 
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Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

b) Displace substantial numbers of people or 
existing housing, necessitating the construction 
of replacement housing elsewhere? 

    

No Impact. 

The Proposed Project would construct a medical office clinic and a hotel on a currently vacant lot. The 
Project is located in an area with vacant land, commercial uses, and public/institutional uses and would 
not displace substantial numbers of people or existing housing. Therefore, there is no impact and no 
mitigation is required. 

4.14.3 Mitigation Measures 

No significant impacts were identified, and no mitigation measures are required. 

4.15 Public Services 

4.15.1 Environmental Setting 

4.15.1.1 Fire Services 

The City of Colton Fire Department is responsible for fire suppression, emergency medical services, light 
and heavy rescue, and hazardous materials mitigation for the City. The City maintains four fire stations, 
Station 211, Station 212, Station 213, and Station 214 which are equipped with three Type-1 paramedic 
engines, one paramedic truck, one Type-3 engine, one Office of Emergency Services (OES) water tender, 
one OES Type-6 engine, and one OES Type-1 engine (City of Colton Fire Department 2024b). The nearest 
fire station is Station 212, which is located at 1511 North Rancho Avenue, approximately 1.2 miles 
northeast of the Project Area. 

4.15.1.2 Police Services 

The Colton Police Department serves the City’s approximately 16 square miles and is responsible for a 
variety of patrol shifts including traffic, investigations, SWAT, K-9, and field training. The Police 
Department employs 57 sworn officers and 40 non-sworn employees (Colton Police Department 2024). 
The police station is located at 650 North La Cadena Drive, approximately 1.7 mile east of the Project 
Area. 

4.15.1.3 Schools 

The City is located within the boundaries of two school districts, Colton Joint Unified School District 
(CJUSD) and Rialto Unified School District (RUSD). CJUSD covers 48 square miles and includes 1 preschool, 
18 elementary schools, 4 middle schools, 3 high schools, 1 alternative high school, and 1 continuation 
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high school (CJUSD 2024). The Project Area is located within the RUSD boundary. Jehue Middle School, 
the nearest school to the Project Area, is located approximately 0.5 mile north of the Project Area.  

4.15.1.4 Parks 

The City maintains 12 parks totaling 49.56 acres (City of Colton 2024a). The nearest park, West Valley Park, 
is located approximately 900 feet northwest of the Project Area and is a City of Rialto park.  

4.15.1.5 Other Public Facilities 

Other public facilities and services provided within the City include library services. Library services are 
provided by two facilities, the Colton Public Library – Main Library, located at 656 North 9th Street, and 
the Luque Branch Library, located at 294 East O Street. The nearest library to the Project Area is the Main 
Library, located approximately 1.8 miles east of the Project Area.  

4.15.2 Public Services (XV) Environmental Checklist and Discussion 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

Fire Protection?     

Police Protection?     

Schools?     

Parks?     

Other Public Facilities?     

Fire Protection 

Less than Significant Impact. 

According to the CHCCSP EIR, future development in the CHCCSP has always been included in the City’s 
planned growth, which would include the City’s fire and police protection services (City of Colton 2014b). 
However, the nature of the Proposed Project would not substantially increase permanent population 
growth nor create substantial additional demand for fire services. Funding for new City services and 
facilities commensurate with the increased demand for services in the City of Colton would be provided 
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from capital improvement fees levied on new development. The City would collect fees to offset impacts 
associated with new development. These Development Impact Fees (DIFs) are one-time charges applied 
to new development and are imposed to raise revenue for the construction or expansion of capital 
facilities located out of the project boundaries of a new development that benefit the area. DIFs enable 
the City or agency to collect fair-share fees from new development projects to fund new infrastructure 
and services. 

The Proposed Project would be designed and operated per applicable standards required by the City and 
Colton Police Department for new development in regards to public safety. The Proposed Project would 
be required to pay the City’s DIF (Ordinance No. O-020-20), which includes a Traffic Facilities Fee; Public 
Facilities Fees for police, fire, the library, and the civic center; and a Park Development Fee (City of Colton 
2020). Impacts would be less than significant. 

Police Services 

Less than Significant Impact. 

According to the CHCCSP EIR, future development in the CHCCSP has always been included in the City’s 
planned growth, which would include the City’s fire and police protection services (City of Colton 2014b). 
However, the nature of the Proposed Project would not substantially increase permanent population 
growth nor create substantial additional demand for police services.  

As noted above, the Proposed Project would be required to pay the City’s DIF (Ordinance No. O-020-20) 
which includes a Traffic Facilities Fee; Public Facilities Fees for police, fire, the library, and the civic center; 
and a Park Development Fee (City of Colton 2020). Impacts would be less than significant. 

Schools 

Less than Significant Impact. 

The proposed medical office clinic would serve the existing community and future residents. According to 
the CHCCSP EIR, future development in the CHCCSP has always been included in the City’s planned 
growth (City of Colton 2014b). The proposed hotel would serve visitors to the City and would not cause 
an increase in permanent residents that would access the City’s schools. Overall, the nature of the 
Proposed Project would not substantially increase permanent population growth or create substantial 
additional demand for school services.  

Under Education Code Section 17620 and Government Code Section 65995, school districts are 
authorized to levy a fee, charge, or dedication against any new construction within its boundaries for the 
purpose of funding the construction or reconstruction of school facilities. As the Proposed Project is 
located within RUSD boundaries, it is required to pay RUSD’s Level I Statutory School Fees. School fees 
applicable to the Proposed Project include for all categories of new commercial/industrial development 
and for hospitality (lodging) (RUSD Board of Education 2024). Impacts would be less than significant. 

Parks 

Less than Significant Impact. 
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The Project would not create a substantial increase in employees or new residents that would increase 
park use to the extent that modifications to existing parks or construction of new park facilities are 
required.  

The Proposed Project would be required to pay the City’s DIF (Ordinance No. O-020-20) which includes a 
Traffic Facilities Fee; Public Facilities Fees for police, fire, the library, and the civic center; and a Park 
Development Fee (City of Colton 2020). Impacts would be less than significant. 

Other Public Facilities 

Less than Significant Impact. 

Overall, the nature of the Proposed Project would not substantially increase permanent population growth 
or create substantial additional demand for new or expanded public facilities, such as the local library. As 
a new development, the Proposed Project would be required to pay the City’s Development Impact Fees 
(Ordinance No. O-020-20) which includes a Traffic Facilities Fee; Public Facilities Fees for police, fire, the 
library, and the civic center; and a Park Development Fee (City of Colton 2020). Impacts would be less than 
significant, and no mitigation is required. 

4.15.3 Mitigation Measures 

No significant impacts were identified, and no mitigation measures are required. 

4.16 Recreation 

4.16.1 Environmental Setting 

The City of Colton has 12 parks totaling 49.56 acres. Other City recreational facilities include the Gonzales 
Community Center, Hutton Community Center, Luque Community Center, and the Art Thompson Teen 
Center. Residents can also access the Santa Ana River Trail, which runs 6 miles through the City between 
the Riverside County line on the west and the City of San Bernardino on the east (City of Colton 2024a). 

4.16.2 Recreation (XVI) Materials Checklist 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Increase the use of existing neighborhood and 
regional parks or other recreational facilities such 
that substantial physical deterioration of the 
facility would occur or be accelerated? 

    

Less than Significant Impact. 

The nearest park, West Valley Park, is located approximately 900 feet northwest of the Project Area and is 
a City of Rialto park. The proposed medical office clinic would serve both the existing community and any 
future residents. The proposed hotel would provide temporary/short-term lodging for visitors to the City. 
According to the CHCCSP EIR, future development in the CHCCSP has always been included in the City’s 
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planned growth (City of Colton 2014b). Therefore, permanent population growth in this area has been 
accounted for in relation to demand for parks and recreational facilities. Additionally as noted above, The 
Proposed Project would be required to pay the City’s DIF (Ordinance No. O-020-20) which includes a 
Traffic Facilities Fee; Public Facilities Fees for police, fire, the library, and the civic center; and a Park 
Development Fee (City of Colton 2020). Given the nature of the Proposed Project, it would not create a 
substantial increase in new residents that would increase park use to the extent that substantial physical 
deterioration of the facility would occur or be accelerated. Impacts would be less than significant. 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

b) Include recreational facilities or require the 
construction or expansion of recreational 
facilities, which might have an adverse physical 
effect on the environment? 

    

No Impact. 

The Proposed Project would construct a medical office clinic and a hotel, which would not affect 
recreational facilities. As such, the Proposed Project would not require the construction or expansion of 
recreational facilities, which might have an adverse physical effect on the environment. No impact would 
occur, and no mitigation is required. 

4.16.3 Mitigation Measures 

No significant impacts were identified, and no mitigation measures are required. 

4.17 Transportation 

A Traffic Impact Analysis was prepared by KOA to evaluate the potential for transportation impacts 
associated with the development of the Proposed Project (KOA 2025; Appendix I).  

4.17.1 Environmental Setting 

4.17.1.1 Roadway Facilities 

Roadways 

The main highway facilities through the City are I-10 and I-215. I-10 runs east-west through the City with 
the California segment connecting Santa Monica through Los Angeles, San Bernardino, and Palm Springs 
until it crosses into Arizona. I-215 is a north-south auxiliary highway of I-15 that runs from Murrieta to the 
San Bernardino. The City has 11 major arterial roadways that link local streets to freeways and provide 
access between cities and subregions. Other roadway facilities include secondary arterials that connect 
districts and neighborhoods within the City, collector streets which provide a transition between local 
streets and higher-speed arterial roadways, and local streets which are neighborhood roadways that carry 
low volumes of traffic through the City (City of Colton 2013c). 
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The Project Area is located approximately 0.3 miles north of I-10 and 3.3 miles west of I-215. Major 
arterials in the vicinity of the Project Area include Pepper Avenue, San Bernardino Avenue, and Valley 
Boulevard. Pepper Avenue is adjacent to the Project Area and provides north-south access to I-10 
between Randall Avenue and Slover Avenue. San Bernardino Avenue, located north of the Project Area, 
serves as a crosstown arterial route and provides a commuter tie to the ARMC and developments within 
the CHCCSP area. Valley Boulevard, located south of the Project Area, parallels I-10 and connects the City 
to the cities of Rialto, Fontana, and Ontario. 

Truck Routes 

The delivery of goods directly to and from Colton businesses is primarily provided by trucks on surface 
streets. Truck routes in the City are defined by ordinance via the Municipal Code and are subject to 
change based on vehicular traffic, changes to surrounding city truck routes, enforcement, and trucking 
demand through the City. Roadways that serve as truck routes include Valley Boulevard, Pepper Avenue, 
Mount Vernon Avenue, Colton Avenue, Fairway Drive, La Cadena Drive, Rancho Avenue (south of Valley 
Boulevard), and Washington Street (City of Colton 2013c). The nearest truck route is North Pepper 
Avenue, located adjacent to the Project Area. 

Study Intersections 

The TIA analyzed seven intersections adjacent or near the Project Area, including: 

1) North Pepper Avenue and West San Bernardino Avenue 

2) North Pepper Avenue and Violet Street 

3) North Pepper Avenue and North Project Driveway (Future Intersection) 

4) North Pepper Avenue and Blue Drive 

5) North Pepper Avenue and West Valley Boulevard 

6) North Pepper Avenue and I-10 Freeway Westbound On/Off Ramps 

7) North Pepper Avenue and I-10 Freeway Eastbound On/Off Ramps  

Vehicular access will be provided on North Pepper Avenue via two project driveways. Both driveways will 
be restricted to right-turn inbound and outbound only. 

The City of Colton has established Level of Service (LOS) D as the acceptable LOS standard within the City. 
Therefore, LOS D was considered as the minimum LOS criterion for all study intersections. 

As depicted in Table 4.17-1, none of the existing study area intersections are currently operating at an 
unacceptable LOS during weekday AM (morning), midday, and PM (evening) peak hours. 
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Trip Distribution 

The Project trip distribution is based on the regional roadway network and the location of residential and 
commercial centers relative to the Project location. The TIA prepared for the Proposed Project uses the 
11th Edition Institute of Transportation Engineers (ITE) Trip Generation Manual’s trip rates for hotels and 
medical offices. Table 4.17-2 shows the Project trip rates for each ITE code. 

Table 4.17-2. Project Trip Rates 

ITE 
Code ITE Trip Rate Daily  

(2-Way) 
AM Peak Hour Midday Peak Hour PM Peak Hour 

In Out Total In Out Total In Out Total 

310 Hotel Trips per 
Room 7.99 56% 44% 0.46 56% 44% 0.57 51% 49% 0.59 

720 Medical 
Office 

Trips per 
1,000 

square feet 
31.86 81% 19% 2.68 51% 49% 3.56 25% 75% 2.84 

Source:  ITE Trip Generation, 11th Edition 
Notes:  AM = Morning; ITE = Institute of Transportation Engineers; PM = Evening  

Table 4.17-1. Intersection Performance – Existing Conditions 

Study Intersection Control 
Type 

AM Peak Hour Midday Peak 
Hour PM Peak Hour 

Delay 
(secs)1 LOS Delay 

(secs)1 LOS Delay 
(secs)1 LOS 

1 N. Pepper Avenue & San 
Bernardino Avenue Signalized 30.7 C 22.1 C 21.0 C 

2 N. Pepper Avenue & Violet 
Street Signalized 6.2 A 7.5 A 8.6 A 

3 N. Pepper Avenue & North 
Project Driveway2 Unsignalized – – – – – – 

4 N. Pepper Avenue & Blue 
Drive Signalized 10.1 B 7.2 A 14.5 B 

5 N. Pepper Avenue & W. 
Valley Boulevard Signalized 31.9 C 22.2 C 27.3 C 

6 N. Pepper Avenue & I-10 
Fwy WB On/Off Rams Signalized 26.8 C 11.8 B 15.6 B 

7 N. Pepper Avenue & I-10 
Fwy EB On/Off Rams Signalized 30.1 C 23.4 C 27.7 C 

Source:  KOA 2025 
Note:   AM = Morning; EB = Eastbound; LOS = Level of Service; PM = Evening; secs = seconds; WB = Westbound; 
 1 Delay is the average delay in seconds for all vehicles at a signalized intersection.  
 2 Intersection No. 3 is a future intersection with the development of the Project. 
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Using the ITE trip rates described above, KOA calculated the Project’s trip generation as shown in Table 
4.17-3. 

Table 4.17-3. Project Trip Generation 

Proposed 
Land Use Size Daily  

(2-Way) 
AM Peak Hour Midday Peak Hour PM Peak Hour 

In Out Total In Out Total In Out Total 

Hotel 
(71,000 

square feet) 
112 Rooms 895 29 23 52 36 28 64 34 32 66 

Medical 
Office 

60,000 
square feet 1,912 130 31 161 109 105 214 43 127 170 

Total 2,807 159 54 213 145 133 278 77 159 236 

Source:  KOA 2025 
Notes:  AM = Morning; PM = Evening  

The Proposed Project is estimated to generate approximately 2,807 daily two-way trips including 213 trips 
(159 inbound and 54 outbound) during the AM peak hour, 278 trips (145 inbound and 133 outbound) 
during the Midday peak hour, and 236 trips (77 inbound and 159 outbound) during the PM peak hour. 

4.17.1.2 Public Transit Facilities 

Bus 

OmniTrans is the primary public bus transit provider in Colton and the San Bernardino region. OmniTrans 
operates a fixed‐route bus service with several routes and a demand‐responsive bus pickup service called 
OmniLink. OmniTrans also provides an ADA-compliant Dial-A-Ride program for senior and persons with 
physical or cognitive disabilities. A Bus Rapid Transit (BRT) system is planned for City to connect to the 
BRT lines in Rialto and San Bernardino. The San Bernardino Avenue BRT line is planned for San Bernardino 
Avenue, Pepper Avenue, Valley Boulevard, 10th Street, Colton Avenue, and Mount Vernon Avenue (City of 
Colton 2013c). 

OmniTrans provides five bus routes through the City, including Routes 1, 15, 19, 22, 215, and 305 
(OmniTrans 2024). The nearest routes to the Project Area are Routes 1, 19, and 22, which utilize North 
Pepper Avenue. Route 1 connects the City from the ARMC on North Pepper Avenue to Lynwood 
Drive/Victoria Avenue in San Bernardino. Route 19 serves Redlands and Fontana via Colton and Grand 
Terrace with popular destinates including the ARMC. Route 22 serves north and south Rialto and includes 
a stop at the ARMC. 

Rail 

Amtrak and Metrolink provide passenger rail services utilizing the City’s existing rail lines to connect to 
Riverside and San Bernardino. The San Bernardino Metrolink and Amtrak stations are located at the Santa 
Fe Depot near the intersection of Mount Vernon Avenue and 3rd Street in San Bernardino, approximately 
three miles from Downtown Colton. The Riverside Station (Amtrak) and Riverside‐Downtown Station 
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(Metrolink) are located in Downtown Riverside off of Vine Street, approximately eight miles from 
Downtown Colton (City of Colton 2013c). There are currently no rail stations in the City, however, a 
Metrolink station is planned for south Colton along La Cadena Drive. 

4.17.1.3 Bicycle Facilities 

Bicycle facilities in the City include Class I (Bicycle Path), Class II (Bicycle Lane), and Class III (Bike Route) 
facilities as well as the Santa Ana River Trail which parallels the Santa Ana River for 6 miles from the 
Riverside County line to the City of San Bernardino (City of Colton 2013c). Class I bikeways provide bicycle 
travel on a paved right-of-way completely separated from all streets and highways. Class II bikeways 
provide a striped and stenciled lane for one-way travel on a street or highway. Class III bikeways provide 
for shared use with motor vehicle traffic and are identified through signing. 

The nearest bicycle facilities to the Project Area are a Class II Bicycle Lane along San Bernardino Avenue 
and a Class III Bike Route along Valley Boulevard (KOA 2025). 

4.17.1.4 Pedestrian Facilities 

The pedestrian network in Colton consists primarily of sidewalks provided along most roadways in 
commercial districts and residential neighborhoods. Paved sidewalks are present on both sides of Pepper 
Avenue, San Bernardino Avenue, and Valley Boulevard. 

4.17.2 Transportation (XVII) Environmental Checklist and Discussion 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

Less than Significant Impact. 

Construction Impacts 

The Proposed Project would generate short-term construction related vehicle trips. However, traffic 
generated during construction of the Proposed Project would be temporary and would not conflict with 
the City’s Mobility Element. The Project would not impede the implementation of City programs 
supporting walking, bicycling, and use of public transportation. Impacts would be less than significant, 
and no mitigation is required.  

Operational Impacts 

Roadway Facilities 

For study intersections under the City’s jurisdiction, an operational deficiency is determined based on the 
impact criteria described in the San Bernardino County Transportation Authority (SBCTA) Congestion 
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Management Program (CMP) guidelines which state that a significant project impact occurs when the 
peak hour LOS falls below the City’s LOS standard from LOS D to LOS E or F, or when the project 
contributes to an existing deficiency. While LOS can no longer be used as a significance threshold in CEQA 
for transportation impacts under SB 743, it can still be used for local transportation analysis and 
conditions of approval. Therefore, an LOS analysis is provided below. 

LOS Analysis 

Intersections 

Potential impacts to traffic and circulation have been evaluated for each of the following conditions: 

 Existing Conditions 

 Project Opening Year 2027 with No Project Conditions 

 Project Opening Year 2027 with Project Conditions 

 General Plan Buildout Year with No Project Conditions 

 General Plan Buildout Year with Project Conditions 

Existing Conditions 

For existing traffic conditions, none of the study area intersections are currently operating at an 
unacceptable LOS (LOS E or worse) during any peak hours (see Table 4.17-1). 

Opening Year with No Project Conditions 

This scenario provides an analysis of opening year traffic conditions in the study area with background 
traffic growth added but without the Proposed Project traffic. Results are shown on Table 4.17-4. 

Table 4.17-4. Intersection Performance – Opening Year with No Project Conditions 

Study Intersection Control 
Type 

AM Peak Hour Midday Peak 
Hour PM Peak Hour 

Delay 
(secs)1 LOS Delay 

(secs)1 LOS Delay 
(secs)1 LOS 

1 N. Pepper Avenue & San 
Bernardino Avenue Signalized 28.0 C 22.1 C 21.2 C 

2 N. Pepper Avenue & Violet 
Street Signalized 6.3 A 7.5 A 8.5 A 

3 N. Pepper Avenue & North 
Project Driveway Unsignalized – – – – – – 

4 N. Pepper Avenue & Blue 
Drive Signalized 10.3 B 7.2 A 13.7 B 

5 N. Pepper Avenue & W. 
Valley Boulevard Signalized 33.4 C 22.8 C 28.2 C 
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Table 4.17-4. Intersection Performance – Opening Year with No Project Conditions 

Study Intersection Control 
Type 

AM Peak Hour Midday Peak 
Hour PM Peak Hour 

Delay 
(secs)1 LOS Delay 

(secs)1 LOS Delay 
(secs)1 LOS 

6 N. Pepper Avenue & I-10 
Fwy WB On/Off Rams Signalized 27.3 C 11.8 B 15.3 B 

7 N. Pepper Avenue & I-10 
Fwy EB On/Off Rams Signalized 29.6 C 23.8 C 27.8 C 

Source:  KOA 2025 
Note:  AM = Morning Hours; EB = Eastbound; LOS = Level of Service; PM = Evening Hour; secs = seconds;  

WB = Westbound; 
1 Delay is the average delay in seconds for all vehicles at a signalized intersection. 

The intersection analysis results indicate that the growth of background traffic is not anticipated to result 
in any LOS deficiencies. 

Opening Year with Project Conditions 

This scenario provides an analysis of opening year traffic conditions in the study area with the Proposed 
Project traffic. Results are shown on Table 4.17-5. 

Table 4.17-5. Intersection Performance – Opening Year with Project Conditions 

Study Intersection Control 
Type 

AM Peak Hour Midday Peak 
Hour PM Peak Hour 

Delay 
(secs)1 LOS Delay 

(secs)1 LOS Delay 
(secs)1 LOS 

1 N. Pepper Avenue & San 
Bernardino Avenue Signalized 30.0 C 22.0 B 21.8 C 

2 N. Pepper Avenue & Violet 
Street Signalized 6.4 A 7.3 A 8.5 A 

3 N. Pepper Avenue & North 
Project Driveway 

One-Way 
Stop 20.1 C 15.3 C 16.0 C 

4 N. Pepper Avenue & Blue 
Drive Signalized 11.3 B 7.8 A 14.2 B 

5 N. Pepper Avenue & W. 
Valley Boulevard Signalized 33.1 C 23.2 C 29.4 C 

6 N. Pepper Avenue & I-10 
Fwy WB On/Off Rams Signalized 28.7 C 12.2 B 18.4 B 

7 N. Pepper Avenue & I-10 
Fwy EB On/Off Rams Signalized 30.8 C 24.7 C 28.8 C 
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Table 4.17-5. Intersection Performance – Opening Year with Project Conditions 

Study Intersection Control 
Type 

AM Peak Hour Midday Peak 
Hour PM Peak Hour 

Delay 
(secs)1 LOS Delay 

(secs)1 LOS Delay 
(secs)1 LOS 

Source:  KOA 2025 
Note:  AM = Morning; EB = Eastbound; LOS = Level of Service; PM = Evening; secs = seconds; WB = Westbound; 
1 Delay is the average delay in seconds for all vehicles at a signalized intersection and the average delay in seconds 

for the critical Stop-controlled turning movement for a one-way stop-controlled intersection. 

The intersection analysis results indicate that the addition of Proposed Project traffic is not anticipated to 
result in any LOS deficiencies. All of the study intersections are projected to operate at LOS C or better 
during the weekday AM, Midday and PM peak hours. 

General Plan Buildout Year with No Project Conditions 

This section provides an analysis of the General Plan Buildout Year (2040) traffic conditions in the study 
area, without the Proposed Project. Results are shown in Table 4.17-6. 

Table 4.17-6. Intersection Performance – General Plan Buildout Year with No Project Conditions 

Study Intersection Control 
Type 

AM Peak Hour Midday Peak 
Hour PM Peak Hour 

Delay 
(secs)1 LOS Delay 

(secs)1 LOS Delay 
(secs)1 LOS 

1 N. Pepper Avenue & San 
Bernardino Avenue Signalized 34.9 C 22.4 C 23.0 C 

2 N. Pepper Avenue & Violet 
Street Signalized 6.6 A 7.7 A 9.1 A 

3 N. Pepper Avenue & North 
Project Driveway Unsignalized – – – – – – 

4 N. Pepper Avenue & Blue 
Drive Signalized 11.3 B 7.6 A 15.7 B 

5 N. Pepper Avenue & W. 
Valley Boulevard Signalized 41.1 D 24.0 C 31.0 C 

6 N. Pepper Avenue & I-10 
Fwy WB On/Off Rams Signalized 32.5 C 12.3 C 19.9 B 

7 N. Pepper Avenue & I-10 
Fwy EB On/Off Rams Signalized 34.2 C 25.2 C 30.4 C 

Source:  KOA 2025 
Note:  AM = Morning; LOS = Level of Service; PM = Evening; secs = seconds 
1 Delay is the average delay in seconds for all vehicles at a signalized intersection. 
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The intersection analysis results indicate all the study intersections would operate at LOS D or better 
during the weekday AM, midday, and PM peak hours. 

General Plan Buildout Year with Project Conditions 

This section provides an analysis of the General Plan Buildout Year (2040) traffic conditions in the study 
area with Project intersection traffic volumes. Results are shown in Table 4.17-7. 

Table 4.17-7. Intersection Performance – General Plan Buildout Year with Project Conditions 

Study Intersection Control 
Type 

AM Peak Hour Midday Peak 
Hour PM Peak Hour 

Delay 
(secs)1 LOS Delay 

(secs)1 LOS Delay 
(secs)1 LOS 

1 N. Pepper Avenue & San 
Bernardino Avenue Signalized 37.8 D 22.4 C 23.9 C 

2 N. Pepper Avenue & Violet 
Street Signalized 6.7 A 7.6 A 9.3 A 

3 N. Pepper Avenue & North 
Project Driveway 

One-Way 
Stop 22.8 C 16.2 C 17.3 C 

4 N. Pepper Avenue & Blue 
Drive Signalized 12.5 B 8.2 A 16.8 B 

5 N. Pepper Avenue & W. 
Valley Boulevard Signalized 41.0 D 24.6 C 31.4 C 

6 N. Pepper Avenue & I-10 
Fwy WB On/Off Rams Signalized 38.0 D 12.7 B 24.0 C 

7 N. Pepper Avenue & I-10 
Fwy EB On/Off Rams Signalized 35.9 D 26.3 C 32.0 C 

Source:  KOA 2025 
Note:  AM = Morning; LOS = Level of Service; PM = Evening; secs = seconds 
1 Delay is the average delay in seconds for all vehicles at a signalized intersection and the average delay in seconds 

for the critical Stop-controlled turning movement for a one-way stop-controlled intersection. 

The intersection analysis results for the General Plan Buildout Year with Project conditions indicate all the 
study intersections would operate at LOS D or better during the weekday AM, midday, and PM peak 
hours. 

All of the study intersections currently operate at an acceptable LOS (D or better) and are also anticipated 
to operate at an acceptable LOS (D or better) for the Opening Year and General Plan Buildout conditions. 

San Bernardino County Transportation Authority (SBCTA) Congestion Management Plan 

SBCTA, the transportation planning agency for San Bernardino County prepares and implements a CMP. 
Urbanized areas are required by State law to adopt a CMP to reduce traffic congestion and provide a 
mechanism for coordination land use development and transportation improvement decisions. Funding 
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for regional transportation system improvements identified in the CMP are supplemented by SBCTA’s 
Development Mitigation Program). 

Measure I 2010-2040 

Measure I was approved by San Bernardino County voters in 1989 and authorizes the SBCTA to 
implement a half-cent sales tax dedicated to countywide transportation improvements. In 2004, voters 
approved an extension of the measure, referred to as Measure I 2010-2040, through 2040. Measure I 
2010-2040 is organized into six subareas, including San Bernardino Valley, Victor Valley, Mountains, North 
Desert, Morongo Basin, and Colorado River. The Proposed Project is located in the San Bernardino Valley 
subarea (San Bernardino County 2024). 

Funds collected through Measure I 2010-2040 provide for improvements such as street maintenance, 
bicycle lane improvements, road widening, paving, landscaping, and bridge replacement (City of Colton 
2013c). Under Measure I Section VIII Contributions from New Development, no revenue generated from 
the sales tax shall be used to replace the fair share contributions required from new developments. 

The Proposed Project would comply with all applicable transportation programs, plans, ordinances, and 
policies. Impacts to roadway facilities would be less than significant. 

Transit Facilities 

The nearest routes to the Project Area are Routes 1, 19, and 22, which utilize North Pepper Avenue. Route 
1 connects the City from the ARMC on North Pepper Avenue to Lynwood Drive/Victoria Avenue in San 
Bernardino. Route 19 serves Redlands and Fontana via Colton and Grand Terrace with popular destinates 
including the ARMC. Route 22 serves north and south Rialto and includes a stop at the ARMC. The 
Proposed Project does not include any components that would impact existing transit facilities and routes. 
No impact would occur. 

Bicycle Facilities 

In the vicinity of the Project, the nearest bicycle facility is the Class II Bicycle Lane along San Bernardino 
Avenue, located approximately 0.14 miles north. The Proposed Project does not include any alterations to 
San Bernardino Avenue; therefore, there would be no impacts to existing bicycle facilities.  

Pedestrian Facilities 

There are existing sidewalks along the length of North Pepper Avenue, including along the Project 
frontage. The Proposed Project would construct two project driveways on the Project frontage, which may 
temporarily impede the use of the sidewalk during construction. However, the operation of the Proposed 
Project would not impact pedestrian facilities. Impacts would be less than significant. 
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Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

b) Conflict or be inconsistent with CEQA Guidelines 
section 15064.3, subdivision (b)?     

Less than Significant Impact. 

CEQA Guidelines section 15064.3, subdivision (b) details the use of VMT to assess the significance of 
transportation impacts. As detailed in CEQA Guidelines section 15064.3, subdivision (c), a lead agency may 
elect to be governed by the provisions of this section immediately. As of July 1, 2020, the provisions of 
this section apply statewide.  

The City’s VMT Guidelines (2020) provide criteria for projects that would be considered to have a less-
than-significant impact on VMT and therefore could be screened out for further analysis. If a project 
meets one of the following criteria, then the VMT impact of the project is considered less than significant 
and no further analysis of VMT would be required: 

1) The project generates fewer than 110 daily vehicle trips. 

2) The project is a local-serving land use. 

3) The project is located within a High-Quality Transit Area (HQTA). 

4) The project is in a low VMT area. 

The applicability of each criterion to the Proposed Project is discussed in the VMT screening analysis 
below. 

Screening Criteria 1 – Project Trip Generation Screening 

The VMT Guidelines consider a project to have a less-than-significant VMT impact if the project generates 
fewer than 110 average daily trips. As indicated in Table 4.17-2, the Project would generate approximately 
2,807 net daily trips. As a result, the Project does not screen out of VMT analysis through this criterion. 

Screening Criteria 2 – Land Use Type Screening 

The City of Colton VMT Guidelines provide a list of project types that can be considered to not have a 
significant impact upon transportation. The final determination is to be made by City staff. Project types 
falling under this screening criteria include the following: 

 K-12 Schools 

 Local-serving retail less than 50,000 square feet 

 Local parks 

 Day care centers 

 Local serving gas stations 
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 Local serving banks 

 Student housing projects 

 Local serving community colleges 

The Project does not meet any of the above criteria related to “Land Use Type screening.” 

Screening Criteria 3 – High Quality Transit Area (HQTA) Screening 

Per the VMT Guidelines, projects located within a HQTA may be presumed to have a less than significant 
VMT impact based on their access to transit options. The City uses SCAG definitions for a HQTA. Projects 
which are located within 0.50 mile from an existing major transit stop or within 0.50 mile from an existing 
stop along a high-quality transit corridor. The criteria use the assumption that the project service 
population’s primary mode of transportation will be the existing City transportation infrastructure and is 
therefore excluded from generating additional VMT for the Project. The Office of Planning and Research 
lists exceptions to this criterion as listed below where specific projects were found to generate significant 
amounts of VMT regardless of being located near an existing major transit stop/existing stop along a 
high-quality transit corridor: 

 The project must have Floor-to-Area Ratio (FAR) of 0.75 or higher, 

 Constructs a smaller number of moderate or high-income residential units than the existing 
number of affordable residential units. 

Per the SBCTA VMT Screening Tool, the Proposed Project is located in a HQTA. A map depicting HQTA 
locations, based on SBCTA VMT Screening Tool data, is presented in Appendix I, Attachment 6. The FAR of 
the Project, based on the Site Plan, is approximately 0.79, which would meet the minimum FAR of 0.75 as 
stated in the VMT Guidelines. The Project is also consistent with the SCAG RTP/SCS and does not replace 
existing affordable housing. The Project therefore meets the HQTA screening criteria. 

Screening Criteria 4 – Low VMT Area Screening 

A similar region dependent threshold is used for the identification of low VMT areas, where the project’s 
VMT generation, due to being located in an already low VMT area, is assumed to be negligible. The 
threshold for consideration of low VMT is determined to be 15 percent below the City’s average from the 
2016 Baseline of 23.30 VMT, however some Traffic Analysis Zones (TAZs) within the City are not under the 
jurisdiction of the City and will use a 15 percent threshold for the dictating City.  

The VMT Guidelines define a Low-VMT Area as an individual TAZ where total daily Origin/Destination 
(OD) VMT per service population is 15 percent lower than the County-average total daily OD VMT per 
service population. The SBCTA VMT Screening Tool was used to determine if these conditions are met.  

A map depicting low-VMT generating TAZs, based on SBCTA VMT Screening Tool data, is presented in 
Appendix I, Attachment 6 of the Project’s Traffic Impact Analysis. The Project TAZ is expected to have a 
VMT per service population of 88.2 during the Opening Year. The County-wide VMT per service 
population is 29.6, leading to a threshold of 25.2 (15 percent below). The Project TAZ does not qualify as a 
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Low-VMT Area and therefore cannot be presumed to have a less-than-significant VMT impact based on 
the low-VMT area screening criteria. 

Per the City’s VMT Guidelines, additional VMT analysis is not required when a project meets one or more 
of the following screening criteria: Project Trip Generation Screening, Land Use Type Screening, High-
Quality Transit Area Screening, or Low VMT Area Screening. Given that the project fulfills the High-Quality 
Transit Area Screening criteria, further VMT analysis of transportation impacts is not required. Impacts 
would be less than significant. 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

No Impact. 

Construction of the Proposed Project does not include any geometric design features such as sharp 
curves or dangerous intersections or incompatible uses such as farm equipment that would substantially 
increase hazards. No impact would occur. 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

d) Result in inadequate emergency access?     

Less than Significant with Mitigation Incorporated. 

Construction activities, which may temporarily restrict vehicular traffic, would be required to implement 
adequate and appropriate measures to facilitate the passage of persons and vehicles through/around any 
required road/lane closures. The Proposed Project design would be submitted to and approved by the 
City’s Fire and Police Departments prior to any construction activities. Furthermore, a Traffic Control Plan 
shall be prepared to ensure proper access to residences and businesses in the area by emergency vehicles 
during construction, ensure residences and businesses in the area have proper access to evacuation 
routes during construction, and to maintain traffic flow. As addressed in Section 4.9.3 of this report, 
impacts associated with inadequate emergency access would be less than significant with the 
implementation of Mitigation Measure HAZ-1. 

4.17.3 Mitigation Measures 

See HAZ-1 in Section 4.9.3 of this report. 
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4.18 Tribal Cultural Resources 

4.18.1 Environmental Setting 

4.18.1.1 Assembly Bill 52 

Effective July 1, 2015, AB 52 amended CEQA to require that: 1) a lead agency provide notice to those 
California Native American tribes that requested notice of projects proposed by the lead agency; and 2) 
for any tribe that responded to the notice within 30 days of receipt with a request for consultation, the 
lead agency must consult with the tribe. Topics that may be addressed during consultation include tribal 
TCRs, the potential significance of project impacts, type of environmental document that should be 
prepared, and possible mitigation measures and project alternatives.  

Pursuant to AB 52, Section 21073 of the Public Resources Code defines California Native American tribes 
as “a Native American tribe located in California that is on the contact list maintained by the NAHC for the 
purposes of Chapter 905 of the Statutes of 2004.” This includes both federally and non-federally 
recognized tribes. 

Section 21074(a) of the PRC defines TCRs for the purpose of CEQA as: 

1. Sites, features, places, cultural landscapes (geographically defined in terms of the size and scope), 
sacred places, and objects with cultural value to a California Native American tribe that are either 
of the following: 

a. included or determined to be eligible for inclusion in the California Register of Historical 
Resources; and/or 

b. included in a local register of historical resources as defined in subdivision (k) of Section 
5020.1; and/or 

c. 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 I of Section 5024.1. 
In applying the criteria set forth in subdivision(c) of Section 5024.1 for the purposes of 
this paragraph, the lead agency shall consider the significance of the resource to a 
California Native American tribe. 

Because criteria a and b also meet the definition of a historical resource under CEQA, a TCR may also 
require additional consideration as a historical resource. TCRs may or may not exhibit archaeological, 
cultural, or physical indicators. 

Recognizing that California tribes are experts in their tribal cultural resources and heritage, AB 52 requires 
that CEQA lead agencies provide tribes that requested notification an opportunity to consult at the 
commencement of the CEQA process to identify TCRs. Furthermore, because a significant effect on a TCR 
is considered a significant impact on the environment under CEQA, consultation is used to develop 
appropriate avoidance, impact minimization, and mitigation measures.  
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4.18.1.2 Summary of AB 52 Consultation 

On September 10, 2024, the City sent Project notification letters to the following California Native 
American tribes during the Initial Study/Mitigated Negative Declaration (IS/MND) process pursuant to 
21080.3.1(d) of the Public Resources Code: 

 Agua Caliente Band of Cahuilla Indians 

 Augustine Band of Cahuilla Indians 

 Cabazon Band of Cahuilla Indians 

 Cahuilla Band of Indians 

 Chemehuevi Indian Tribe 

 Colorado River Indian Tribes 

 Fort Mojave Indian Tribe 

 Gabrieleno Band of Mission Indians - Kizh Nation 

 Gabrieleno/Tongva San Gabriel Band of Mission Indians 

 Gabrielino Tongva Indians of California Tribal Council 

 Gabrielino/Tongva Nation 

 Gabrielino-Tongva Tribe 

 Kern Valley Indian Community 

 Los Coyotes Band of Cahuilla and Cupeño Indians 

 Morongo Band of Mission Indians 

 Pala Band of Mission Indians 

 Pechanga Band of Indians 

 Quechan Tribe of the Fort Yuma Reservation 

 Ramona Band of Cahuilla 

 Rincon Band of Luiseño Indians 

 San Fernando Band of Mission Indians 

 San Manuel Band of Mission Indians 

 Santa Rosa Band of Cahuilla Indians 

 Serrano Nation of Mission Indians 

 Soboba Band of Luiseño Indians 
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 Torres-Martinez Desert Cahuilla Indians 

 Twenty-Nine Palms Band of Mission Indians 

Response letters were received from the following nine California Native American tribes: 

 Agua Caliente Band of Cahuilla Indians 

 Augustine Band of Cahuilla Indians 

 Gabrieleño Band of Mission Indians - Kizh Nation 

 Gabrielino Tongva Indians of California Tribal Council 

 Morongo Band of Mission Indians 

 Pala Band of Mission Indians 

 Rincon Band of Luiseño Indians 

 Twenty-Nine Palms Band of Mission Indians 

 Yuhaaviatam of San Manuel Nation 

Agua Caliente Band of Cahuilla Indians 

The Agua Caliente Band of Cahuilla Indians responded to the Project notification letter on September 14, 
2024. The Agua Caliente Band of Cahuilla Indians noted the Project is not located within the Tribe’s 
Traditional Use Area and deferred to other tribes in the area. The Tribe stated the letter would conclude 
consultation efforts. 

Augustine Band of Cahuilla Indians 

The Augustine Band of Cahuilla Indians responded to the Project notification letter on September 18, 
2024. The Augustine Band of Cahuilla Indians stated they are not aware of any specific cultural resources 
within the Project Area that would be affected by the proposed development. The Tribe declined formal 
consultation and stated to contact the California NAHC if any cultural resources are discovered as a result 
of the Proposed Project. 

Gabrieleño Band of Mission Indians – Kizh Nation 

The Gabrieleño Band of Mission Indians – Kizh Nation responded to the Project notification letter on 
September 19, 2024. The Tribe stated the Project location is within their Ancestral Tribal Territory and 
requests consultation with the lead agency.  

On September 24, 2024, the Tribe emailed the City acknowledging consultation and requested Project 
documents. The City mailed the requested documents on October 31, 2024. No response was received 
and the City concluded consultation on March 12, 2025. 
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Gabrielino/Tongva Indians of California Tribal Council 

The Gabrielino/Tongva Indians of California Tribal Council acknowledged receipt of the Project 
notification letter via email on September 26, 2024, and requested consultation. On September 30, 2024, 
the Tribe sent an email request for the cultural report, however the report was not complete at that time. 

The Tribe sent a formal response letter on October 22, 2024 to make the same request for consultation. 
The letter also stated that the Project’s undertaking would have a high potential to cause significant 
adverse effects to several historic/prehistoric tribal resources. On February 4, 2025, the City mailed the 
requested cultural report to the Tribe. The report was returned to sender on March 10, 2025, and the City 
remailed the cultural report the same day. No response was received and the City concluded consultation 
on March 12, 2025. 

Morongo Band of Mission Indians 

The Morongo Band of Mission Indians (MBMI) responded to the Project notification letter on September 
30, 2024. The Tribe stated the Proposed Project is within the Tribe’s ancestral territory and traditional use 
area of the Cahuilla and Serrano people of the MBMI. The MBMI requested consultation as well as the 
Project design and mass grading maps, CHRIS record search results, Tribal participation during pedestrian 
surveys and testing, Project Area limits shapefiles, and a Geotechnical Report. 

On October 1, 2024, the MBMI sent a letter to the City requesting information. The City sent the 
requested information on October 30, 2024. No response was received and the City concluded 
consultation on March 12, 2025. 

Pala Band of Mission Indians 

The Pala Band of Mission Indians responded to the Project notification letter on October 22, 2024. The 
Tribe stated that the Project is not located within the boundaries of the recognized Pala Indian 
Reservation and is beyond the boundaries of the territory considered as the Tribe’s Traditional Use Area. 
The Tribe requests to be kept in the information loop due to the Project’s close proximity to the 
Reservation and potential to generate information that would be useful in understanding the regional 
culture and history. The Tribe defers to the wishes of the Tribes in closer proximity to the Project Area. 

Rincon Band of Luiseño Indians 

The Rincon Band of Luiseño Indians (Rincon Band) responded to the Project notification letter on 
September 19, 2024. Rincon Band stated the Project location is not within their specific Area of Historic 
Interest and declined consultation. 

Twenty-Nine Palms Band of Mission Indians 

The Twenty-Nine Palms Band of Mission Indians responded to the Project notification letter on January 
10, 2025. The Tribe determined the Project is located within the Chemehuevi Traditional Use Area and the 
possibility of surface and/or buried archaeological materials exists. The Tribe requested consultation. 
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On February 4, 2025, the Tribe requested Project information, and the City sent the requested documents. 
No response was received and the City concluded consultation on March 12, 2025. 

Yuhaaviatam of San Manuel Nation 

The Yuhaaviatam of San Manuel Nation (YSMN) responded to the Project notification letter on September 
16, 2024. The YSMN stated the proposed Project Area is located within Serrano ancestral territory and is 
of interest to the Tribe. The YSMN requests to review the Project’s cultural report, geotechnical report (if 
required for the Project), Project plans showing depth of proposed disturbance, and shapefiles to assist 
the Tribe in determining how they will assume consulting party status under CEQA and participate in 
Project review. The letter notes that the Tribe automatically elects to be a consulting party under CEQA if 
the requested information cannot be provided within the Tribe’s 30-day response window. 

On September 16, 2024, the City sent the YSMN the documents requested in their response letter dated 
September 16, 2024. From December 2024 through June 2025, three additional requests for documents 
were made by YSMN and the City responded to each request with the requested documents.  

YSMN provided their comments on the Proposed Project on August 14, 2025. The City provided a 
response, and consultation was concluded on August 14, 2025. 

4.18.2 Tribal Cultural Resources (XVIII) Environmental Checklist and Discussion 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Cause a substantial adverse change in the 
significance of a tribal cultural resource, defined 
in Public Resources Code Section 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: 

    

i) 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 Section 5020.1(k), or 
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Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 
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 Section 5024.1. In applying 
the criteria set forth in subdivision (c) of 
Public Resources Code Section 5024.1, the 
lead agency shall consider the significance of 
the resource to a California Native American 
Tribe. 

    

Less than Significant with Mitigation Incorporated. 

i-ii) No tribal cultural resources have been identified within the Project Area. However, subsurface 
construction disturbances (e.g., trenching, excavation, grading) associated with the Proposed Project 
would have the potential to impact unknown tribal cultural resources. To ensure proper protection of any 
unknown resources, should they be encountered during project-related ground disturbance activities, 
Mitigation Measures CUL-1, CUL-2, and TCR-1 would be required. Impacts would be less than significant 
with mitigation incorporated. Mitigation Measures 

See Mitigation Measures CUL-1 through CUL-4 in Section 4.5.3 

TCR-1: Treatment of Cultural Resources During Project Implementation. If a pre-contact cultural 
resource is discovered during project implementation, ground-disturbing activities shall be 
suspended 60 feet around the resource(s), and an Environmentally Sensitive Area physical 
demarcation/barrier constructed.  

The professional archaeologist shall develop a research design that shall include a plan to 
evaluate the resource for significance under CEQA criteria. Representatives from YSMN, the 
professional archaeologist, and the Lead Agency shall confer regarding the research design, 
as well as any testing efforts needed to delineate the resource boundary. Following the 
completion of evaluation efforts, all parties shall confer regarding the resource's 
archaeological significance, its potential as a TCR, and avoidance (or other appropriate 
treatment) of the discovered resource. Removal of any cultural resource(s) shall be 
conducted with the presence of a Tribal monitor representing the Tribe, unless otherwise 
decided by YSMN. All plans for analysis shall be reviewed and approved by the project 
proponent and YSMN prior to implementation, and all removed material shall be temporarily 
curated on-site. 

It is the preference of YSMN that removed cultural material be reburied as close to the 
original find location as possible. However, should reburial within/near the original find 
location during project implementation not be feasible, then a reburial location for future 
reburial shall be decided upon by YSMN, the landowner, and the Lead Agency, and all finds 
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shall be reburied within this location. Additionally, in this case, reburial shall not occur until 
all ground-disturbing activities associated with the project have been completed, all 
monitoring has ceased, all cataloguing and basic recordation of cultural resources have been 
completed, and a final monitoring report has been issued to Lead Agency, CHRIS, and 
YSMN. All reburials are subject to a reburial agreement that shall be developed between the 
landowner and YSMN outlining the determined reburial process/location and shall include 
measures and provisions to protect the reburial area from any future impacts. 

Should it occur that avoidance, preservation in place, and on-site reburial are not an option 
for treatment, the landowner shall relinquish all ownership and rights to this material and 
confer with YSMN to identify an American Association of Museums-accredited facility within 
the County that can accession the materials into their permanent collections and provide for 
the proper care of these objects in accordance with the 1993 CA Curation Guidelines. A 
curation agreement with an appropriate qualified repository shall be developed between the 
landowner and museum that legally and physically transfers the collections and associated 
records to the facility. This agreement shall stipulate the payment of fees necessary for 
permanent curation of the collections and associated records and the obligation of the 
Project developer/applicant to pay for those fees.  

All draft records/reports containing the significance and treatment findings and data 
recovery results shall be prepared by the professional archaeologist and submitted to the 
Lead Agency and YSMN for their review and comment. After approval from all parties, the 
final reports and site/isolate records are to be submitted to the local CHRIS Information 
Center, the Lead Agency, and YSMN. 

4.19 Utilities and Service Systems 

4.19.1 Environmental Setting 

4.19.1.1 Water Service  

The CWD provides potable and non-potable water to the City as well as an unincorporated area in the 
County. According to the 2020 Upper Santa Ana River Watershed IRUWMP, the CWD operates 7 wells, 4 
main booster pumping plants, 6 water storage reservoirs, 2 pressure-reducing facilities, and over 120 
miles of water transmission and distribution pipelines. The City's water supply is comprised entirely of 
groundwater extracted from the San Bernardino Basin Area (Bunker Hill Basin portion), the Rialto-Colton 
Basin, and the Riverside-Arlington Basin (Riverside North Basin portion) (San Bernardino Valley Municipal 
Water District 2021). 

The Project Area is currently vacant and does not have water service. The Project would require 
connection to the City’s water system for the proposed medical office clinic and a hotel. 
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4.19.1.2 Wastewater  

The City of Colton owns, operates, and maintains a wastewater collection, pumping, and treatment 
system. The City’s wastewater treatment plant serves the City as well as Grand Terrace and unincorporated 
areas of the County. Treated effluent is conveyed to the Rapid Infiltration Extraction (RIX) facility which 
treats a combined secondary-treated effluent stream of approximately 5 million gallons per day (MGD) 
from the City’s wastewater treatment plant and 20 MGD from the San Bernardino Water Reclamation 
Plant. All of the RIX-treated water is then discharged to the Santa Ana River (City of Colton 2021). 

The Project Area is not currently serviced by a sanitary sewer system. The Project would require 
connection to the City’s wastewater system for the proposed medical office clinic and a hotel. 

4.19.1.3 Electricity 

Colton Electric Utility provides electricity service within the City. Colton Electric Utility owns and operates a 
power plant, five substations, and transmission and distribution lines within the City boundaries. The utility 
serves a peak load of 93 megawatts (City of Colton 2023b). 

High-voltage, tower-mounted electrical transmission lines were observed traversing the subject property 
generally from northeast to southwest. 

4.19.1.4 Solid Waste 

Solid waste disposal services are provided by CR&R Environmental Services, Inc., which collects solid 
waste in Colton under contract with the City. Solid waste in the City is disposed of at nearby active solid 
waste facilities, including the Mid-Valley Sanitary Landfill, San Timoteo Sanitary Landfill, and the Inland 
Regional Material Recovery Facility. 

The Mid-Valley Sanitary Landfill has a remaining capacity of 54.2 million cubic yards with the maximum 
permitted throughput of 7,500 tons per day (CalRecycle 2024a). The San Timoteo Sanitary Landfill has a 
remaining capacity of 12.3 million cubic yards with a maximum permitted throughput of 2,000 tons per 
day (CalRecycle 2024b). The Inland Regional Material Recovery Facility has a maximum permit capacity of 
24,667 cubic yards with a maximum permitted throughput of 1,950 tons per day (CalRecycle 2024c). 

4.19.1.5 Natural Gas  

Gas service for the City and the Project Area is provided by SoCalGas.  

4.19.1.6 Telecommunications 

Local landline telephone service is provided by AT&T. 
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4.19.2 Utilities and Service Systems (XIX) Environmental Checklist and Discussion 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) 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 Impact. 

The Proposed Project would construct a medical office clinic and hotel on a vacant lot. The Proposed 
Project would connect to the City’s existing water and sewer mains along North Pepper Avenue. Colton 
Electric Utility would provide electric power to the Project and telecommunication connections would be 
provided by AT&T. Natural gas service would be provided by SoCalGas, which owns the one major natural 
gas pipeline that runs through northern Colton along Mill Street. 

According to the CHCCSP EIR, future development in the CHCCSP has always been included in the City’s 
planned growth and thus is assumed in projections of water and wastewater treatment needs (City of 
Colton 2014b). As discussed below, there are sufficient water supplies and wastewater facilities to serve 
the Project and no new or expanded facilities are required. Impacts would be less than significant, and no 
mitigation is required.  

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

b) Have sufficient water supplies available to serve 
the project and reasonably foreseeable future 
development during normal, dry and multiple dry 
years? 

    

Less than Significant Impact. 

Project construction would require minimal water for compaction and dust control purposes. During 
operation, the proposed medical office clinic and hotel would result in an increase to water demand. 

The Project Area is zoned and has a land use designation of OMU and OS/H per the City’s CHCCSP. The 
3.9-acre portion of the Project Area under OMU would be developed with a 60,000-square-foot medical 
office clinic and a 71,000-square-foot commercial hotel. The remaining 5.1 acres in the western portion of 
the Project parcel will be a dedicated conservation area for the Delhi Sands flower-loving fly. Using the 
water consumption rates listed in Table 4.10-1, the Proposed Project’s water consumption would be 
approximately 9,825 GPD (11.01 AFY).  
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The City's water supply is comprised entirely of groundwater extracted from the San Bernardino Basin 
Area (Bunker Hill Basin portion), the Rialto-Colton Basin, and the Riverside-Arlington Basin (Riverside 
North Basin portion). Tables 4.19-1 and 4.19-2 show the City’s surplus water availability through the year 
2045 under normal year, single dry year, and multiple dry year scenarios. 

Table 4.19-1. City of Colton Normal and Single Dry Year Water Supply and Demand in AFY 

Totals 2025 2030 2035 2040 2045 

Normal Year  

Supply Totals 11,222 11,825 12,427 12,762 13,096 

Demand Totals 9,759 10,283 10,806 11,097 11,388 

Difference 1,463 1,542 1,621 1,665 1,708 

Single Dry Year  

Supply Totals 12,345 13,007 13,670 14,038 14,405 

Demand Totals 10,734 11,311 11,887 12,207 12,526 

Difference 1,610 1,697 1,783 1,831 1,879 

Source:  City of Colton 2021 
Notes:  AFY = acre-feet per year 

 

Table 4.19-2. City of Colton Multiple Dry Year Water Supply and Demand in AFY 

Year Totals 2025 2030 2035 2040 2045 

First Year 

Supply Totals 12,345 13,007 13,670 14,038 14,405 

Demand Totals 10,734 11,311 11,887 12,207 12,526 

Difference 1,610 1,697 1,783 1,831 1,879 

Second Year 

Supply Totals 12,345 13,007 13,670 14,038 14,405 

Demand Totals 10,734 11,311 11,887 12,207 12,526 

Difference 1,610 1,697 1,783 1,831 1,879 

Third Year 

Supply Totals 12,345 13,007 13,670 14,038 14,405 

Demand Totals 10,734 11,311 11,887 12,207 12,526 

Difference 1,610 1,697 1,783 1,831 1,879 

Source:  City of Colton 2021 
Notes:  AFY = acre-feet per year 

The local groundwater basins Colton produces water from have storage for use in dry years so the City 
can produce the volume of water needed to meet 100 percent of demands in multiple dry years. Water 
supplies available are sufficient to meet all existing customer demands and anticipated future customer 
demands, including the Project’s demands under normal and single-dry years through 2045. The Project’s 
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estimated demand is not expected to adversely affect the City’s existing water facilities and would not 
require the construction of new or expanded facilities. For these reasons, the Project would have a less 
than significant impact on future water supplies and no mitigation is required. 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

c) Result in a determination by the wastewater 
treatment provider, which serves or may serve 
the project that it has adequate capacity to serve 
the project’s projected demand in addition to the 
provider’s existing commitments? 

    

Less than Significant Impact. 

The City of Colton owns and operates a wastewater treatment plant located at 1201 South Rancho 
Avenue located approximately 2.03 miles south of the Project Area. The City of Colton Water Reclamation 
Facility (WRF) accepts domestic, commercial, and industrial wastewater generated within the Cities of 
Colton, Grand Terrace, and some unincorporated areas of San Bernardino County. Average daily flows are 
5.6 MGD. The Wastewater Department is also responsible for operating and maintaining over 100 miles of 
sewer collection system pipelines and the lift stations that pump wastewater to the WRF for treatment 
(City of Colton 2024b). 

The CHCCSP EIR estimates wastewater generation in the CHCCSP area using the generation rates listed in 
Table 4.19-3. 

Table 4.19-3. Water Consumption and Wastewater Generation 

Land Use Wastewater Generation Rate  

Residential 300 gallons per day (GPD) per unit 

Retail 60 GPD per 1,000 square feet 

Retail Mixed Use 60 GPD per 1,000 square feet 

Office Mixed Use 60 GPD per 1,000 square feet 

Business Park 60 GPD per 1,000 square feet 

Park N/A 

Source: City of Colton 2014b 

The Project Area under OMU zoning and designation would be developed with a 60,000-square-foot 
medical office clinic and a 71,000-square-foot commercial hotel. Therefore, using the wastewater 
generation rates listed in Table 4.19-3, the Proposed Project’s wastewater generation would be 
approximately 7,860 GPD (8.81 AFY). 

Tables 4.19-4a and 4.19-4b show the City’s most recent wastewater collection, treatment, and discharge 
volumes. 
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Table 4.19-4a. Wastewater Collection Volumes in 2020 

Collection Agency Wastewater Volume (AF) Wastewater Recipient 

City of Colton 4,092 Colton Water Reclamation Facility 

Source:  City of Colton 2021 
Note:  AF = acre-feet 
The wastewater treatment plants treat wastewater generated outside the City’s service area. 

 

Table 4.19-4b. Wastewater Treatment and Discharge Volumes in 2020 

Treatment Plant Treated Wastewater 
Volume (AF) 

Discharged Wastewater 
Volume (AF) Discharge Location 

Colton Water Reclamation 
Facility 5,627 5,627 to RIX Plant for additional 

treatment 

RIX Plant 29,816 29,816 Santa Ana River 

Source:  City of Colton 2021 
Note:  AF = acre-feet; RIX = Rapid Infiltration Extraction 
The wastewater treatment plants treat wastewater generated outside the City’s service area. 

In 2020, the City’s Colton WRF and RIX Plant treated and discharged 5,627 AF (5.02 MGD) and 29,816 AF 
(26.6 MGD), respectively, for a total of 35,443 AF (31.6 MGD) of wastewater (City of Colton 2021). The 
Colton WRF’s facility design capacity is 10.4 MGD and the RIX Plant’s facility design capacity is 40 MGD 
(City of Colton 2015; RWQCB 2006).  

The City’s wastewater treatment system has adequate capacity to process the Proposed Project’s 
estimated 7,860 GPD, or 0.00786 MGD, in addition to its existing commitments. Impacts would be less 
than significant. 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

d) Generate solid waste in excess of State or local 
standards, or in excess of the capacity of local 
infrastructure, or otherwise impair the attainment 
of solid waste reduction goals? 

    

Less than Significant Impact. 

Solid waste disposal services are provided by CR&R Environmental Services. The Mid-Valley Sanitary 
Landfill has a remaining capacity of 54.2 million cubic yards with the maximum permitted throughput of 
7,500 tons per day (CalRecycle 2024a). The San Timoteo Sanitary Landfill has a remaining capacity of 12.3 
million cubic yards with a maximum permitted throughput of 2,000 tons per day (CalRecycle 2024b). The 
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Inland Regional Material Recovery Facility has a maximum permit capacity of 24,667 cubic yards with a 
maximum permitted throughput of 1,950 tons per day (CalRecycle 2024c). 

Minimal waste would be generated by the Proposed Project during construction.  

Solid waste during operation would come from garbage receptacles in the proposed medical office clinic 
and the hotel. The CHCCSP EIR estimates solid waste generation in the CHCCSP area using the generation 
rates listed in Table 4.19-5. Note that the estimates in the table are considered conservative estimates and 
likely overstate actual operational solid waste generation. 

Table 4.19-5. Solid Waste Generation 

Land Use Consumption/Generation Rates Per Day 

Residential (Single-Family) 12 pounds per household 

Retail 13 pounds per 1,000 square feet 

Retail Mixed Use 5 pounds per 1,000 square feet 

Office Mixed Use 6 pounds per 1,000 square feet 

Business Park 5 pounds per 1,000 square feet 

Neighborhood Park 5 pounds per 1,000 square feet 

Source: City of Colton 2014b 

The portion of the Project Area planned for development is zoned and has a land use designation of 
OMU. The proposed medical office clinic would be 60,000 square feet; therefore, total medical office 
waste generation would be 360 pounds per day. The proposed hotel would be 71,000 square feet; 
therefore, total hotel waste generation would be 426 pounds per day. Given the remaining capacities of 
the nearby landfills and the Proposed Project’s total estimated waste generation of 786 pounds per day, 
the Proposed Project is not anticipated to generate solid waste in excess of the capacity of local 
infrastructure. Additionally, the Project would comply with the 50 percent diversion rate being achieved by 
most cities in compliance with AB 939. This diversion rate applies to all residential and non-residential 
uses. Impacts would be less than significant, and no mitigation is required. 

Would the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

e) Comply with federal, state, and local 
management and reduction statutes and 
regulations related to solid waste? 

    

No Impact. 

Assembly Bill 939 (the California Integrated Waste Management Act) requires local jurisdictions to divert 
at least 50 percent of its waste stream away from landfills either through waste reduction, recycling, or 
other means. The San Bernardino County Integrated Waste Management Plan addresses source reduction 
and recycling, household hazardous wastes, and non-disposal facilities such as transfer stations, material 
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recovery facilities, and composting facilities. The San Bernardino County Integrated Waste Management 
Plan also complies with the State’s 50 percent reduction mandate. Waste generated by the Proposed 
Project would comply with all applicable federal, state, and local statutes and regulations related to solid 
waste. No impact would occur, and no mitigation is required. 

4.19.3 Mitigation Measures 

No significant impacts were identified, and no mitigation measures are required. 

4.20 Wildfire 

4.20.1 Environmental Setting 

The California Department of Forestry and Fire Protection (CAL FIRE) evaluates and identifies Fire Hazard 
Severity Zones (FHSZs) within California’s Local and State Responsibility Areas. The evaluation of lands is 
based on factors that influence fire likelihood and behavior over a 30- to 50-year period, such as fire 
history, existing and potential fuel (vegetation), predicted flame length, blowing embers, terrain, and 
typical fire weather for the area (CAL FIRE 2024a). 

According to CAL FIRE’s FHSZ Viewer, the Project Area is not located within any FHSZ in the Local or State 
Responsibility Areas (CAL FIRE 2024b). 

4.20.2 Wildfire (XX) Environmental Checklist and Discussion 
If located in or near state responsibility areas or 
lands classified as very high fire hazard severity 
zones, would the Project: 

Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Substantially impair an adopted emergency 
response plan or emergency evacuation plan?     

No Impact. 

The City’s Emergency Operations Plan is primarily responsible for informing the emergency management 
strategies for the City and is organized into four categories: mitigation, preparedness, response, and 
recovery. Emergency response activities are conducted in tandem with the Colton Police and Fire 
Departments. The Project Area parcel runs along North Pepper Avenue which is designated as an 
evacuation route in the City of Colton’s General Plan Safety Element (City of Colton 2018).  

Construction Impacts 

As discussed in Section 4.9 of this Initial Study, implementation of the Proposed Project would require 
construction to occur within the North Pepper Avenue ROW. Construction activities, which may 
temporarily restrict vehicular traffic, would be required to implement adequate and appropriate measures 
to facilitate the passage of persons and vehicles through/around any required road/lane closures. A Traffic 
Control Plan shall be prepared to ensure proper access to residences and businesses in the area by 
emergency vehicles during construction, ensure residences and businesses in the area have proper access 
to evacuation routes during construction, and to maintain traffic flow. Impacts to an adopted emergency 
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response plan or emergency evacuation route would be less than significant with the incorporation of 
Mitigation Measure HAZ-1. 

Operational Impacts 

Access to the proposed medical office clinic and hotel would be provided via two entrances along North 
Pepper Avenue. North Pepper Avenue is identified in the City’s General Plan as an evacuation route.  

As the Project Area is not located within or near a Very High Fire Hazard Severity Zone (VHFHSZ) in a 
State Responsibility Area, no impact to an adopted emergency response or evacuation plan would occur. 
No mitigation is required. 

If located in or near state responsibility areas or 
lands classified as very high fire hazard severity 
zones, would the Project: 

Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

b) Due to slope, prevailing winds, and other factors, 
exacerbate wildfire risks, and thereby expose 
project occupants to, pollutant concentrations 
from a wildfire or the uncontrolled spread of a 
wildfire? 

    

No Impact. 

Topography for the Project Area is generally flat, with a gentle slope toward the south (Partner 2018). The 
Proposed Project would not substantially alter the slope, wind patterns, or other factors that could 
exacerbate wildfire risks. Thus, the Proposed Project would not expose Project occupants to pollutant 
concentrations from a wildfire or uncontrolled spread of a wildfire. Furthermore, the Project Area is not 
located in a VHFHSZ (CAL FIRE 2024b). No impact would occur, and no mitigation is required.  

If located in or near state responsibility areas or 
lands classified as very high fire hazard severity 
zones, would the Project: 

Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

c) 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? 

    

No Impact. 

The Proposed Project does not require the installation of infrastructure that would exacerbate fire risk or 
impacts to the environment, such as roads, fuel breaks, emergency water sources, or power lines. 
Furthermore, the Project Area is not located in a VHFHSZ (CAL FIRE 2024b). As such, no impact would 
occur, and no mitigation is required.  
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If located in or near state responsibility areas or 
lands classified as very high fire hazard severity 
zones, would the Project: 

Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

d)  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? 

    

No Impact. 

The Project Area is generally flat and is not likely to cause downstream flooding or landslides. The 
Proposed Project would not substantially alter the drainage patterns of the Project Area, and thus would 
not expose people or structures to significant risks from runoff or post-fire instability. Furthermore, the 
Project Area is not located in a VHFHSZ (CAL FIRE 2024b). No impact would occur, and no mitigation is 
required. 

4.20.3 Mitigation Measures 

See HAZ-1 in Section 4.9.3 of this report. 

4.21 Mandatory Findings of Significance 

4.21.1 Mandatory Findings of Significance (XXI) Environmental Checklist and 
Discussion 

Does the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Have the potential to substantially degrade the 
quality of the environment, substantially reduce 
the habitat of a fish or wildlife species, cause a 
fish or wildlife population to drop below self-
sustaining levels, threaten to eliminate a plant or 
animal community, substantially reduce the 
number or restrict the range of a rare or 
endangered plant or animal or eliminate 
important examples of the major periods of 
California history or prehistory? 

    

Less than Significant with Mitigation Incorporated. 

As discussed throughout this Initial Study, potentially significant impacts were identified for biological 
resources, cultural resources, paleontological resources, GHG emissions, hazards and hazardous materials, 
traffic and transportation, and tribal cultural resources. The Proposed Project’s impacts would be less than 
significant through incorporation of Mitigation Measures BIO-1 through BIO-7, CUL-1 through CUL-3, 
GEO-1, GHG-1, and HAZ-1.  
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Impacts from the Proposed Project on all other environmental issue areas are discussed in corresponding 
sections of this Initial Study. As discussed in their respective sections of this Initial Study document, no 
significant impacts have been identified. 

Does the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

b) Have impacts that are individually limited, but 
cumulatively considerable? (“Cumulatively 
considerable” means that the incremental effects 
of a project are considerable when viewed in 
connection with the effects of past projects, the 
effects of other current projects, and the effects 
of probable future projects)? 

    

Less than Significant with Mitigation Incorporated. 

Cumulative impacts are defined as two or more individual (and potentially less than significant) project 
effects that, when considered together or in concert with other projects combine to result in a significant 
impact within an identified geographic area. In order for a project to contribute to cumulative impacts, it 
must result in some level of impact on a project specific level.  

As discussed in their respective sections of this document, potentially significant impacts were identified 
for biological resources, cultural resources, paleontological resources, GHG emissions, hazards and 
hazardous materials, traffic and transportation, and tribal cultural resources. The Proposed Project’s 
contribution to cumulative impacts would not be considerable with the incorporation of Mitigation 
Measures BIO-1 through BIO-7, CUL-1 through CUL-3, GEO-1, GHG-1, and HAZ-1. 

The analysis within this Initial Study demonstrates that the Project would not have any individually limited, 
but cumulatively considerable impacts. As presented in the analysis provided in this Initial Study, the 
Project has no impact, a less than significant impact, or a less than significant impact with implementation 
of mitigation with respect to all environmental issues. Due to the limited scope of direct physical impacts 
to the environment associated with this development project, the Project’s impacts are Project-specific in 
nature. With implementation of the proposed mitigation measures found throughout this document, the 
Project will not result in significant, unavoidable, adverse environmental impacts. Impacts from the 
Proposed Project would not be cumulatively considerable. 

Does the Project: 
Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

c) Have environmental effects that will cause 
substantial adverse effects on human beings, 
either directly or indirectly? 

    

Less than Significant with Mitigation Incorporated. 
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The checklist categories of: Air Quality, Cultural Resources, Geology and Soils, Greenhouse Gas Emissions, 
Hazards and Hazardous Materials, Hydrology and Water Quality, Population and Housing, Tribal Cultural 
Resources, Noise, Transportation, and Wildfire evaluate Project impacts that may have adverse effects on 
human beings, either directly or indirectly. All of the Project’s impacts on human beings, both direct and 
indirect, that are attributable to the Project were identified and mitigated where necessary. Therefore, the 
Proposed Project would not either directly or indirectly cause substantial adverse effects on human beings 
because all potentially adverse direct and indirect impacts of the Proposed Project are identified as having 
no impact, less than significant impact, or less than significant impact with mitigation. Direct and indirect 
impacts to human beings would be less than significant with the implementation of mitigation measures 
listed in this Initial Study.
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5.0 LIST OF PREPARERS 

5.1 Lead Agency 

 City of National City 

• David Alvarez, Senior Planner 

• Moises Peralta, Associate Engineer 

5.2 CEQA Documentation and Air Quality, Biological Resources, Cultural 
Resources, Greenhouse Gas, and Noise Studies/Analyses 

 ECORP Consulting, Inc. 

• David Atwater, Project Manager/Senior Environmental Planner 

• Samantha Alfaro, Environmental Planner 

• Lindsay Buck, Environmental Planner 

• Marco Caipo, Environmental Planner 

• Sophia Winter, Environmental Planner 

• Kristen Wasz, Biology Group Manager 

• Alexandra Dorough, Biologist 

• Michelle Dunn, Biologist 

• Sarah Wagner, Biologist 

• Seth Myers, Air Quality/GHG/Noise/Energy Group Manager 

• Jeremy Adams, Cultural Resources Group Manager/Senior Architectural Historian 

• Sonia Sifuentes, Southern California Cultural Resources Manager 

• Robert Cunningham, Archaeologist 

• Michael DeGiovine, Archaeologist 

• Steven Wintergerst, Archaeologist 

• Robert Ramirez, Archaeologist 

• Torrey Rotellini, Geographic Information Systems (GIS) Specialist 

• Lorenzo Galvez, GIS Specialist 

• Devin Keogh, Technical Editor 
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• Grady Lynch, Copyeditor/Publication Specialist 

5.3 Traffic Impact Analysis 

 KOA Corporation 

• Jonathan Louie, Senior Traffic Engineer 

5.4 Geotechnical Engineering Investigation 

 NorCal Engineering 

• Scott D. Spensiero, Project Manager 

• Keith D. Tucker, Project Engineer 

5.5 Phase I Environmental Site Assessment 

 Partner Engineering and Science, Inc. 

• Joel Redding, Project Manager/Environmental Professional 

• Tatjana McCondichie, Environmental Professional 
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