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Planning Commission 
Regular Meeting Agenda  

 

October 7, 2020 -  6:30 PM 
 

Combined In-Person at City Hall or Teleconference Meeting 
 

THE CITY OF YUCAIPA COMPLIES WITH THE AMERICANS WITH DISABILITIES ACT 
OF 1990.  IF YOU REQUIRE SPECIAL ASSISTANCE TO ATTEND OR PARTICIPATE IN THIS 
MEETING, PLEASE CALL THE CITY CLERK’S DEPARTMENT AT (909) 797-2489 AT LEAST 
48-HOURS PRIOR TO THE MEETING. 
 
ANY PUBLIC WRITINGS DISTRIBUTED BY THE CITY TO AT LEAST A MAJORITY OF 
THE PLANNING COMMISIONERS REGARDING ANY ITEM ON THIS REGULAR 
MEETING AGENDA WILL BE MADE AVAILABLE AT THE PUBLIC RECEPTION 
COUNTER AT CITY HALL, LOCATED AT 34272 YUCAIPA BOULEVARD, DURING 
NORMAL BUSINESS HOURS.  
 
PURSUANT TO GOVERNOR NEWSOM’S EXECUTIVE ORDERS N-25-20 AND N-29-20, 
AND IN THE INTEREST OF PUBLIC HEALTH AND SAFETY, THE CITY OF YUCAIPA IS 
TEMPORARILY TAKING ACTIONS TO PREVENT AND MITIGATE THE EFFECTS OF 
THE COVID-19 PANDEMIC BY HOLDING CITY MEETINGS, AT LEAST IN PART, 
ELECTRONICALLY.  ALL VOTES DURING THE MEETINGS WILL BE CONDUCTED BY 
ROLL CALL. 
 
FOLLOWING PUBLIC HEALTH RECOMMENDATIONS TO LIMIT PUBLIC 
GATHERINGS DURING THE COVID-19 PANDEMIC, THE CITY COUNCIL CHAMBERS 
WILL BE CLOSED TO THE PUBLIC UNTIL FURTHER NOTICE OR UNTIL THE 
CURRENT LOCAL STATE OF EMERGENCY HAS BEEN LIFTED. 
 
DUE TO THE ESSENTIAL NATURE OF PLANNING COMMISSION MEETINGS IN 
CONDUCTING OFFICIAL CITY BUSINESS, THE PLANNING COMMISSION MEETING 
WILL TAKE PLACE WITH THE FOLLOWING ALTERNATE OPPORTUNITIES FOR 
PUBLIC PARTICIPATION: 
 

REMOTE VIEWING AREA - A remote viewing area is available in the City Hall 
Community Meeting Room (adjacent to the Council Chambers).  Due to the ongoing 
emergency concerning the COVID-19 pandemic, seating in the remote viewing area is 
limited to accommodate social distancing requirements.  The remote viewing area will 
accommodate members of the public who wish to speak during public comment.  Please 
observe appropriate physical distancing and use face coverings within the remote viewing 
area. 
 
PUBLIC COMMENT VIA MAIL OR EMAIL must be submitted no later than 
three (3) business hours prior to the meeting at which the commenter seeks to 
provide comment.  Public comment may be submitted via U.S. Mail to the City Clerk at 



Planning Commission Agenda 
October 7, 2020 

Page 2 

 

34272 Yucaipa Blvd., Yucaipa, CA  92399 or via email to 
publiccomment@yucaipa.org.   All mail and email correspondence will be archived, 
distributed to the Planning Commission, and retained as part of the public record; 
however, submissions will not be read out loud during the meeting. The subject line 
should specify “Public Comment-Planning Commission” and include the date of the 
meeting. 
 
WRITTEN PUBLIC COMMENT SUBMITTED ON NON-AGENDA ITEMS AND 
ON SPECIFIC AGENDA ITEMS will be made available to the public pursuant to the 
City of Yucaipa policy regarding the distribution of written public comments at 
Commission meetings, which may be accessed on the City’s website at 
http://yucaipa.org/government/meeting-agendas/. 
 
Individuals should be aware that comments provided, including personal information, 
may be disclosable pursuant to the California Public Records Act. 
 
LIVE AUDIO STREAM/RECORDING OF CITY MEETINGS. Members of the 
public may listen to City meetings live at: http://yucaipa.org/live 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

mailto:publiccomment@yucaipa.org
http://yucaipa.org/government/meeting-agendas/
http://yucaipa.org/LIVE
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Planning Commission 
Regular Meeting Agenda  

 

October 7, 2020 -  6:30 PM 
 

Combined In-Person at City Hall or Teleconference Meeting 
 

 

CALL TO ORDER 

 
PLEDGE OF ALLEGIANCE 

 
ROLL CALL 

 
PUBLIC COMMENT 

 
CONSENT AGENDA  

 

 
 
 
 
1. SUBJECT:  APPROVE PLANNING COMMISSION MINUTES OF JULY 1, 2020  

 
PUBLIC HEARINGS 

The order of Business for the Public Hearing Shall Be: 
 

A.  Staff Presentation     D. Applicant Rebuttal (if necessary) 
B.  Applicant/Representative Presentation   E. Public Hearing Closed 
C.  Public Comments     F. Commission Discussion 

 

The Consent Agenda items below are expected to be routine and non-controversial.  The Planning  Commission will act 
upon them, at one time, without discussion.  Any Councilmember or staff member may request removal of an item from 
the Consent Agenda for discussion. The title is deemed to be read, and further reading waived on any ordinance listed on 
the Consent Agenda for second reading and adoption. 
 



Planning Commission Agenda 
October 7, 2020 

Page 4 

 

2. SUBJECT: Husbands Trust – Conroy Development (Case No. 20-
049/GPA/CUP/DBA/MJV/MNV/ARC): A General Plan Amendment (Ordinance No. 396) to 
change the land use designation of a property from CG (General Commercial) to RM-72C (Multiple 
Residential), and a Conditional Use Permit, Density Bonus Agreement, and Architecture Review to 
permit a 32-unit Senior Housing residential project. As part of the project approval, several variances 
are proposed to reduce the setback and lot coverage requirements as a result of the adjacent 
commercial uses; located on a vacant parcel behind 34380 Yucaipa Blvd.; APN: 0303-133-04 

 RECOMMENDATION:  
 
That the Planning Commission conduct a public hearing, and if the Planning Commission decides 
to support the approval of this proposal, recommend to the City Council that they: 
 

A) Adopt Resolution No. 2020-60, approving the minor General Plan Amendment / Land 
Use District Change of a single parcel (APN: 0303-133-04) from the General Commercial 
(CG) District to Multiple Residential (RM-72C); and 
 

B) Approve first reading, by the title only, as read by staff, of Ordinance No. 396, amending 
Ordinance No. 343, amending the Official Land Use Plan and Zoning Ordinance as 
adopted by the City of Yucaipa; and 
 

C) Approve Density Bonus Request and Conditional Use Permit No. 20-049, and Variances 
subject to the Conditions of Approval as contained in this Agenda Report; and  
 

D) Adopt the Findings as contained in this Agenda Report; and 
 

E) Adopt the Mitigated Negative Declaration and Mitigation Monitoring and Reporting 
Program, finding the mitigation measures and standard measures and procedures will 
reduce the potential level of environmental impact to less than significant; and  
 

F) Direct staff to file a Notice of Determination; and, 
 

G) Review, and if it is considered acceptable, approve the architectural design and 
conceptual landscaping for the proposed Project. 
 

3. SUBJECT: Ophira Lenhert, (Case No. 20-059/PUP): A Planning Use Permit to establish a 19-unit 
multi-family residential complex on a 2.4-acre property located at the northwest corner of 18th street 
and Avenue E. 31712 Avenue E; APN: 0300-191-24 

RECOMMENDATION: That the Planning Commission conduct a public hearing and,  

A) Approve Planning Use Permit No. 20-059, Architectural Design, and conceptual 
landscaping subject to the Conditions of Approval as contained in this Agenda Report; 
and  
 

B) Adopt the Findings as contained in this Agenda Report; and 
 

C) Adopt a Categorical Exemption pursuant to Section 15332 (Class 32) of the California 
Environmental Quality Act of 1970 and the CEQA Guidelines, as amended; and 
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D) Direct Staff to file a Notice of Exemption. 

 
4. SUBJECT: VantageOne Real Estate Investments (Case No. 20-065/REV): A Revision to Case 

No. 18-129/CUP, a Conditional Use Permit for the Yucaipa Pointe Unified Commercial Center, 
to incorporate changes to the tenant mix, including the addition of a medical office facility in lieu 
of a movie theatre, and the redevelopment of an existing fuel station, located at the southwest 
corner of Yucaipa Blvd and 18th Street; Assessor Parcel Numbers (APN):0300-191-01, -02, -17, 
-18, -26, -28, -29, -30, -31, -34 and 0300-192-07 and 08.  

RECOMMENDATION: That the Planning Commission conduct a public hearing, and; 

A) Approve the Revisions to Conditional Use Permit No. 18-129 (Case No. 20-065/REV) to 
establish a unified center development project, subject to the Conditions of Approval as 
contained in the Agenda Report; and 
 

B) Adopt the Findings as contained in the Agenda Report; and 
 

C) Accept the Addendum to the Yucaipa Pointe Mitigated Negative Declaration pursuant to 
15164 of the CEQA Guidelines, which found no new environmental issues are associated 
with the proposed Project and that it is consistent with the findings in the previously 
adopted MND; and 
 

D) Direct Staff to file a Notice of Determination; and, 
 

E) Approve the Architectural Review Package for the medical office building. 
 

ANNOUNCEMENTS:  

 
PLANNING COMMISSION ADJOURNED: 
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      Agenda Item No. 
1 

City of Yucaipa 
PLANNING COMMISSION MINUTES 

Regular Meeting of July 1, 2020 
 
A Regular meeting of the Planning Commission of the City of Yucaipa, California was called to order in 
the Community Meeting Room, 34272 Yucaipa Boulevard, Yucaipa, California, on June 17, 2020 at 6:30 
PM. 
 
PRESENT: J.R. Allgower, Chair  
 Denise Work, Vice Chair 
 Bart Brizzee, Commissioner – Via Teleconference 
 Kathy Fellenz, Commissioner – Via Teleconference 
 Christopher Markarian, Commissioner 
 Lloyd Rekstad, Commissioner 
 Aron Wolfe, Commissioner 
 City Staff: 
 Benjamin Matlock, Planning Manager/City Planner 
 Fermin Preciado, Director of Development Services & City Engineer 
 Travis Heaps, Assistant Planner 
 Chris Mee, Planning Commission Assistant 
  
ABSENT:  
  

 
CONVENE PLANNING COMMISSION 

The meeting was opened by Chair J.R. Allgower at 6:31 p.m., with the Pledge of Allegiance led by 
Commissioner Markarian.  
 
ROLL CALL 

 
PUBLIC COMMENT:  

None received, and no Public Comment emails were sent to Publiccomment@yucaipa.org.  

 
CONSENT AGENDA  

The following Consent Agenda items are expected to be routine and non-controversial.  The Planning  
Commission will act upon them, at one time, without discussion.  Any Councilmember or staff 
member may request removal of an item from the Consent Agenda for discussion. 
The title is deemed to be read, and further reading waived on any ordinance listed on the Consent 
Agenda for second reading and adoption. 

mailto:Publiccomment@yucaipa.org
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1. SUBJECT:  APPROVE PLANNING COMMISSION MINUTES OF JUNE 17, 2020  

RECOMMENDATION:  That the Commission approve the minutes.  

ACTION: MOTION BY VICE CHAIR WORK, SECOND BY COMMISSIONER 
MARKARIAN, TO APPROVE THE MINUTES OF JUNE 17, 2020. MOTION CARRIED 
6-0-1-0.  
 

PUBLIC HEARINGS 

The order of Business for the Public Hearing Shall Be: 
 

A.  Staff Presentation     D. Applicant Rebuttal (if necessary) 
B.  Applicant/Representative Presentation   E. Public Hearing Closed 
C.  Public Comments     F. Commission Discussion 

 
2. SUBJECT: Woodside Homes (Case No. 20-075/ARC); Architectural Review for previously 

recommended Case No. 17-093/TTM 20130, Tentative Tract Map No. 20130, to subdivide a 
portion of the Oak Glen Creek Specific Plan into 144 single-family residential lots (7,200 square 
foot minimum lot size), located at the southeast corner of Oak Glen Road and Second Street; APN: 
0303-181-16/19 

RECOMMENDATION: That the Planning Commission review the proposed colors, materials, 
and architectural designs for the previously recommended Case No. 17-093/TTM 20130 and 
approve the applicant’s submittal. 
 
DISCUSSION: Benjamin Matlock, City Planner presented the project to the Commission. 
 
The Planning Commission reviewed the architectural designs, proposed colors, and landscaping 
plan for TTM 20130, from Woodside homes.  
One Public Comment was received from Leola Green who lives in the North Bench area and was 
concerned that the City of Yucaipa is not ready for this development because she experiences 
frequent power outages. 
 
Representative for Woodside Homes, Mike Jagels, informed the group they are excited to start this 
project. 

 
 ACTION: MOTION BY COMMISSIONER MARKARIAN, SECOND BY 
COMMISSIONER WOLFE, TO APPROVE STAFF RECOMMENDATIONS. MOTION 
CARRIED 7-0-0-0 
 

3. SUBJECT:  Simmons – Novak – Rellim (Case No. 19-074/CUP/MNV/TPM No. 20221): A 
Conditional Use Permit to permit a sixteen (16) unit multiple family Project consisting of seven 
(7) duplex units and two (2) individual units, with a Minor Variance to permit a front yard setback 
of 22 feet in lieu of 25 feet, and a Tentative Parcel Map (TPM No. 20221) to subdivide the Project 
from an existing single family residence; Located at 13009 4th Street; APN: 0319-161-24 

RECOMMENDATION: That the Planning Commission conduct a public hearing; and: 
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A) Approve Conditional Use Permit No. 19-074 and Tentative Parcel Map No. 20221 subject 

to the Conditions of Approval as contained in this Agenda Report; and  
 

B) Adopt the Conditional Use Permit and Subdivision Findings as contained in this Agenda 
Report; and 
 

C) Adopt the Minor Variance Findings as contained in the Agenda Report; and 
 

D) Adopt a Categorical Exemption pursuant to Section 15305 (Class 5) and 15332 (Class 32) 
of the California Environmental Quality Act of 1970 and the CEQA Guidelines, as 
amended; and 
 

E) Direct Staff to file a Notice of Exemption. 
 

And then close the public hearing, and then Planning Commission review the proposed 
architecture and conceptual landscape design, and if it is acceptable, approve the design. 
 

DISCUSSION: Benjamin Matlock, City Planner presented the project to the Commission.  
 
There was no Public Comment.  
 
Applicant, Tim Mahoney, thanked the  City staff and let the Commission know that they agree 
with the City findings.  
 
Commissioner Wolfe was concerned if there were enough parking areas and if there was a Tot Lot 
next to the houses. City Planner Matlock let the group know that the 79 parking spots included in 
this project, is more than what is required, and the driveways also provide parking. There are plans 
for a Tot Lot next to the houses.  City Planner Matlock also noted that a “Hammerhead” Firetruck- 
Turnaround is provided for emergency vehicles. Commissioner Rekstad inquired about traffic and 
the Director of Development Services, Fermin Preciado, said that 4th Street can accommodate the 
traffic, but he will continue to assess the need for a stop sign at 4th Street and Wildwood Canyon. 
The units are rentals and rent will be approximately $1500-$1700. The Commission liked the 
project and were glad there will be nice rentals available for our citizens. 
 
ACTION: MOTION BY VICE CHAIR WORK, SECOND BY COMMISSIONER 
REKSTAD, TO APPROVE STAFF RECOMMENDATIONS. MOTION CARRIED 6-0-1-
0 (Commissioner Markarian abstained. ) 
 

4. SUBJECT: John Nejad (Case No. 20-026/CUP): A Conditional Use Permit and Architectural 
Review for the proposed 17-unit multi-family Project that consists of seven (7) duplexes and three 
(3) detached units on a vacant, residentially-zoned parcel located on the west side of 6th Street 
between 12782 & 12798 6th Street; APN: 0318-164-21. 

RECOMMENDATION: That the Planning Commission conduct a public hearing and,  
 



Planning Commission Minutes 
7-1-20 

Page 4 

 

A) Approve Conditional Use Permit No. 20-026 subject to the Conditions of Approval as 
contained in this Agenda Report; and  
 

B) Adopt the Findings as contained in this Agenda Report; and 
 

C) Adopt a Categorical Exemption pursuant to Section 15332 (Class 32) of the California 
Environmental Quality Act of 1970 and the CEQA Guidelines, as amended; and, 
 

D) Direct Staff to file a Notice of Exemption. 
 

And then close the public hearing, and then Planning Commission review the proposed 
architecture and conceptual landscape design, and if it is acceptable, approve the design. 

 
DISCUSSION: Travis Heaps, Assistant Planner, presented the project to the Commission. 
 
The Commission reviewed the 17-unit multi-family Project located on the west side of 6th street.  
Commissioner Wolfe asked if there would be a block wall around the entire project and Assistant 
Planner Heaps said yes, there would be a new decorative wall around the project except for the 
existing block wall shared by the mobile home park, which will remain the same. Vinyl fencing 
will separate the individual units.  
Commissioner Rekstad asked if there would be an on-site manager. Street frontage will also be 
improved. These are rentals and will rent for approximately $1800 per month.  
 
Applicant John Nejad spoke to the group and let them know that he typically chooses a renter to 
become the Manager to help him with the management of the rent and any issues that arise.   
 
Commissioner Fellenz and Wolfe commented that they really liked the design and landscaping.  
 
ACTION: MOTION BY COMMISSIONER MARKARIAN, SECOND BY 
COMMISSIONER FELLENZ, TO APPROVE STAFF RECOMMENDATIONS. MOTION 
CARRIED 7-0-0-0. 
 

5. SUBJECT: Jerry Savage (Case No. 20-048/SUP/ARC): A Special Use Permit and Architectural 
Review of a proposed 12 ft. tall, 840 sq. ft. detached metal garage to be located on a single-family 
residential property at 12530 Oak Ct.; APN: 0301-093-74.  

RECOMMENDATION: That the Planning Commission conduct a public hearing, and; 

A) Review the architectural design of the proposed metal garage, and if it is acceptable, 
approve the design subject to the Conditions of Approval; and 
 

B) Adopt the Special Use Permit Findings as contained in the Agenda Report; and 
 

C) Adopt a Categorical Exemption pursuant to the California Environmental Quality Act of 
1970 and the CEQA Guidelines, as amended, Section 15303 (Class 3); and, 
 

D) Direct staff to file a Notice of Exemption. 
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DISCUSSION: Jessica Anaya, Planning Department Intern, presented the project to the 
Commission. 
 
The Commission reviewed the architectural design of a proposed 840 sq. ft. detached metal garage 
at 12530 Oak Ct. Commissioner Wolfe asked if they would be running utilities to the garage and 
Planning Intern Anaya said no, utilities are not shown on the plans.  
 
ACTION: MOTION BY VICE CHAIR WORK, SECOND BY COMMISSIONER 
MARKARIAN TO APPROVE STAFF RECOMMENDATIONS. MOTION CARRIED 7-0-
0-0. 
 
ANNOUNCEMENTS:  City Planner Matlock let the Commission know that the next meeting is 
anticipated on August 5, 2020.  
 
PLANNING COMMISSION ADJOURNED: 7:27 PM 

 Submitted by:      Approved by: 
 
 
 ____________________________   _______________________________ 
 Chris Mee,      Benjamin Matlock 
 Planning Commission Assistant   Planning Manager/City Planner 



Agenda Item 2 
 

CITY OF YUCAIPA 
DEVELOPMENT SERVICES DEPARTMENT 

AGENDA REPORT 
 
 
TO:  Honorable Chairman and Planning Commissioners 
 
FROM: Benjamin J. Matlock, Planning Manager/City Planner 
 
FOR:  Planning Commission Meeting of October 7, 2020 
 
SUBJECT: Husbands Trust – Conroy Development (Case No. 20-

049/GPA/CUP/DBA/MJV/MNV/ARC): A General Plan Amendment (Ordinance 
No. 396) to change the land use designation of a property from CG (General 
Commercial) to RM-72C (Multiple Residential), and a Conditional Use Permit, 
Density Bonus Agreement, and Architecture Review to permit a 32-unit Senior 
Housing residential project. As part of the project approval, several variances are 
proposed to reduce the setback and lot coverage requirements as a result of the 
adjacent commercial uses; located on a vacant parcel behind 34380 Yucaipa Blvd; 
APN: 0303-133-04 

 
 
RECOMMENDATION: 
 
That the Planning Commission conduct a public hearing, and if the Planning Commission decides to 
support the approval of this proposal, recommend to the City Council that they: 
 
A) Adopt Resolution No. 2020-60, approving the minor General Plan Amendment / Land Use 

District Change of a single parcel (APN: 0303-133-04) from the General Commercial (CG) 
District to Multiple Residential (RM-72C); and 

 
B) Approve first reading, by the title only, as read by staff, of Ordinance No. 396, amending 

Ordinance No. 343, amending the Official Land Use Plan and Zoning Ordinance as adopted 
by the City of Yucaipa; and 

 
C) Approve Density Bonus Request and Conditional Use Permit No. 20-049, and Variances 

subject to the Conditions of Approval as contained in this Agenda Report; and  
 

D) Adopt the Findings as contained in this Agenda Report; and 
 

E) Adopt the Mitigated Negative Declaration and Mitigation Monitoring and Reporting Program, 
finding the mitigation measures and standard measures and procedures will reduce the 
potential level of environmental impact to less than significant; and  

 
F) Direct staff to file a Notice of Determination; and, 
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G) Review, and if it is considered acceptable, approve the architectural design and conceptual 

landscaping for the proposed Project. 
 

BACKGROUND: 
 
Surrounding Land Uses: 
 
Area Land Use Designations; Improvement Levels; and existing Land Uses: 
 
Site: CG (General Commercial) IL-1  Vacant 
North: RM-72C (Multiple Residential – 

7,200 sq. ft. minimum lot size) 
IL-1 Multiple-family Residential 

South: CG IL-1 Commercial uses 
East: CG IL-1 Commercial uses 
West: CG IL-1 Commercial uses 

 
DISCUSSION: 
 
Location and Setting: 
 
The Project site is located on a vacant, approximately 1.8 acre property between the 5th Street 
Marketplace and the Stater Brother’s shopping center, and directly behind the existing Cuca’s 
restaurant. The area is surrounded by residential uses to the north, and commercial uses to the west, 
south, and east. The area is generally flat, with no known biological resources or other natural 
features, and has been previously disturbed as a result of the installation of onsite utilities for a 
previously-approved commercial project, which will be modified for this Project. The site has no 
direct street frontage, but is accessible from the existing drive aisles that serve the adjoining 
commercial centers along Yucaipa Boulevard. 
 
Project Design and Description: 
 
General Plan Amendment: 
 
The proposed Project consists of an amendment to the City of Yucaipa General Plan (“GPA”) to 
change the Land Use Designation of a single parcel (APN: 0303-133-04) from the City’s General 
Commercial (CG) Land Use Designation to Multiple Residential (RM-72C). This new designation 
would permit either single family or multifamily residential development projects. Concurrent with 
the GPA, the Project application includes a Conditional Use Permit and Density Bonus Agreement 
to permit a senior apartment project with 32 units. 
 
Density Bonus: 
 
Division 3, Chapter 1, Article 7 of the Yucaipa Development Code contains provisions for 
processing density bonus projects, which are designed to provide incentives for the production of 
housing for very low-income, low-income, moderate-income, and senior households in accordance 
with State Law, by allowing additional units to offset the costs of providing affordable housing. The 
applicant has submitted a Density Bonus request to construct a senior housing facility. Pursuant to 
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the Yucaipa Development Code, a 100% increase in density is permitted for senior housing 
projects; the effective maximum density within the RM Land Use District for the proposed Project 
is 17.4 units per acre. Before the Project is constructed, a formal Bonus Density Agreement is 
required to be approved by the City Council. This process is identified in the proposed Conditions 
of Approval, and will set forth the reporting requirements and covenants that are necessary to ensure 
that the target units remain available as intended by the density bonus request. 
 
Conditional Use Permit: 
 
The proposed Project consists of a Conditional Use Permit to allow the development of a gated, 
age-restricted senior housing Project consisting of 32 new dwelling units on 1.86 acres. Pursuant to 
the Development Code, multiple family projects within the RM Land Use District which consists of 
five (5) or more units are subject to approval through the City’s Conditional Use Permit process.   
 
The new units constructed will all be 1-bedroom, 2-bathroom floorplans with 919 square-feet of 
habitable living. Each unit is required to provide the amenities listed within Section 88.0210, 
Dwelling Size and Amenities, of the Development Code, which is also noted on the Project plans.    
 
Private amenities to serve the residents of the development are provided as part of the Project and 
include open space and common area landscaping, and covered parking. Common areas proposed 
for the Project features a community focal point consisting of a landscaped courtyard, clubhouse, 
covered terrace, and dog park that will serve the residents onsite, and sidewalks will connect the 
units to those proposed landscaped amenities. In addition, a decorative pedestrian access is proposed 
to connect the proposed development to the adjacent 5th Street Marketplace. Each residential unit is 
provided with their own private yard or patio which exceeds the City’s minimum requirement of 
100 square feet. Project fencing includes a block wall along the applicable perimeter of the site. 
 
The Project has no direct street frontage but has access from the existing 24-foot-wide internal drive 
aisles for the adjacent commercial sites, which meets the requirements of the Fire code. To meet the 
water quality requirements, underground detention basins are provided and will be designed to 
maintain the site’s historic drainage flows.  
 
Variances: 

The proposed Project includes one Major Variance request and two Minor Variance requests for a 
reduction of the Side Yard Setback along the western property line, a reduction of the Front Yard 
Setback along the southern property line, and a reduction of the lot coverage requirements, 
respectively. In order to use the site as proposed, the Variances are required to be approved. 
Alternatively, if the applicant designates several of the units as affordable units, where there are rent 
and income restrictions, the Project could qualify for up to three (3) developer incentives, as defined 
in Government Code Section 65915(k), consistent with the City’s Density Bonus provisions and 
state law. If that were to occur, the proposed Variances could be qualified as incentives, and would 
therefore be permitted as being consistent with the Development Code.  
 
The applicant has prepared the required Variance Findings for the Project, as required by the 
variance application submittal process, and are attached for reference. To construct the Project as 
proposed, all four of the mandatory Findings required for the approval of a Variance must be 
adopted (see attached Findings). These Findings recognize that there are extraordinary or unusual 
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circumstances that apply to the property or to the intended use that justify the reduction of a 
particular development standard. With the General Plan Amendment, the Project must follow the 
residential site design requirements of the RM Land Use District, which are more restrictive than 
those required under the existing commercial designation. However, the site is constrained by 
existing improvements onsite, which shown in the image below. Below are the four Major Variance 
Findings and staff’s recommendation that the Findings have been met for each respective Variance. 
 

 
 
Variance Finding 1:  

 
The granting of this variance will not be materially detrimental to other properties or land 
uses in the area and will not substantially interfere with the present or future ability to use 
solar energy systems. 

 
Staff Response:  
 
Western PL Setback: The western property line of the proposed Project abuts an existing 
commercial property. Under the existing CG Land Use District designation, no side yard setback is 
required, and a commercial development project could directly adjoin the neighboring commercial 
center. However, the proposal includes a residential project that provides a larger setback than what 
would be otherwise permitted, and would therefore not result in an impact to the adjoining property. 
Further, the proposed buildings will not cast a shadow on any portion of the roof of the adjoining 
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property that could be designated for solar use during peak solar hours. In the letter of justification, 
the applicant’s representative notes that the applicant also owns the adjoining commercial 
development, and therefore has no objections with the encroachment into the setback area.   
 
Southern PL Setback: The southern property line of the proposed Project abuts an existing 
commercial property. Pursuant to the Development Code, the front property line is located parallel 
to the street right of way, however, the Project site is located within an interior lot, directly behind 
an existing commercial site. As such, the front yard setback for the subject site functions more as an 
interior lot line and does not have to provide a buffer from a roadway that is ordinarily needed in a 
typical project. Further, the adjoining commercial site features a parking lot and drive aisle between 
the proposed apartment building that results in a building separation of over 100 feet, and therefore 
the reduced setback proposed by the Variance would not impact other properties, nor would the 
proposed building cast a shadow on any portion of the adjacent property's roof that could be 
designated for solar use during peak solar hours.  
 
Lot Coverage: The Project site is currently located in, and also surrounded to the west, south, and 
east, by the CG Land Use District, which permits a lot coverage of 90%. However, the proposal 
includes a residential project, and is subject to a lot coverage requirement of 60%. However, the 
Project provides more landscaping than would be otherwise permitted by a commercial project and 
would therefore not result in impacts to the adjoining property.  
 
Variance Finding 2:  
 

There are exceptional circumstances and conditions applicable to this property and its 
permitted use that do not apply to other properties in the vicinity and in particular the same 
subdivision. 

 
Staff Response:  
 
Western PL Setback: The proposed Project is located within an existing commercial area, and the 
eastern and northern portions of the site are improved with paved drive aisles that serve the different 
commercial uses that surround the site. Because of these existing drive aisles, approximately 22% of 
the site is unable to be used for the proposed housing development, and must remain as paved areas. 
As a result, the building placement is constrained by the exceptional circumstances and conditions 
applicable to this property. In addition, there is a Yucaipa Valley Water District sewer easement that 
also limits the potential building placement.  
 
Southern PL Setback: The proposed Project is located within an existing commercial area, and the 
eastern and northern portions of the site are improved with paved drive aisles that serve the different 
commercial uses that surround the site. Because of these existing drive aisles, approximately 22% of 
the site is unable to be used for the proposed housing development, and must remain as paved areas. 
As a result, the building placement is constrained by the exceptional circumstances and conditions 
applicable to this property. 
 
Lot Coverage: The proposed Project is located within an existing commercial area, and the eastern 
and northern portions of the site are improved with paved drive aisles that serve the different 
commercial uses. Because of these existing drive aisles, approximately 22% of the site is already 
paved, which contributes to the overall lot coverage, creating an exceptional circumstance and 
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condition that is applicable to this property. However, once those drive aisle areas are removed, the 
net open space is 44% of the site, which would meet the Development Code requirements. 
 
Variance Finding 3:  
 

The strict application of the land use district deprives this property of privileges enjoyed by 
other properties enjoyed by others in the vicinity or in the same land use district. 

 
Staff Response:  
 
Western PL Setback: The proposed Project is located within an existing commercial area, and the 
eastern and northern portions of the site are improved with paved drive aisles that serve the different 
commercial uses. Because of these existing drive aisles, approximately 22% of the site is unable to 
be used for the proposed housing development, and must remain as paved areas. Maintaining the 
required setbacks would further constrain the site’s building envelope, and would inhibit the ability 
to complete a residential development onsite. Further, a commercial development project could 
propose the same building configuration without a Variance. 
 
Southern PL Setback: The proposed Project is located within an existing commercial area, and the 
eastern and northern portions of the site are improved with paved drive aisles that serve the different 
commercial uses. Because of these existing drive aisles, approximately 22% of the site is unable to 
be used for the proposed housing development, and must remain as paved areas. Maintaining the 
required setbacks would further constrain the site’s building envelope, and would inhibit the ability 
to complete a residential development onsite. Further, a commercial development project could 
propose the same building configuration without a Variance.  
 
Lot Coverage: The proposed Project is located within an existing commercial area, and the eastern 
and northern portions of the site are improved with paved drive aisles that serve the different 
commercial uses. Because of these existing drive aisles, approximately 22% of the site is already 
paved, which contributes to the overall lot coverage. Further, the site is designed as a senior housing 
project, and features various hardscape site amenities to serve the residents, which also increases the 
overall lot coverage of the site. However, the net open space provided by the Project is 44%, which 
is consistent with the Development Code. 
 
Variance Finding 4:  
 

The granting of the variance is compatible with the objectives, policies, general land uses 
and programs specified in the General Plan and any applicable plan. 

 
Staff Response:  
 
Western PL Setback: The proposed Project includes a General Plan Amendment to change the land 
use designation of the site from CG to RM-72C in order to permit a senior housing Project. Based 
on the surrounding development and existing improvements onsite, the Project area serves as a type 
of horizontal mixed-use development, and is not accounted for within the existing development 
standards for the RM-72C Land Use District. However, the site design that is proposed functions 
appropriately for this type of development, and provides the amenities required for a multiple family 
housing project. In addition, this Project supports a variety of housing-related General Plan policies, 
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and is therefore compatible with the objectives, policies, general land uses, and programs specified 
in the General Plan. 
 
Southern PL Setback: The proposed Project includes a General Plan Amendment to change the land 
use designation of the site from CG to RM-72C in order to permit a senior housing Project. Based 
on the surrounding development and existing improvements onsite, the Project area serves as a type 
of horizontal mixed-use development, and is not accounted for within the existing development 
standards for the RM-72C Land Use District. However, the site design that is proposed functions 
appropriately for this type of development, and provides the amenities required for a multiple family 
housing project. In addition, this Project supports a variety of housing-related General Plan policies, 
and is therefore compatible with the objectives, policies, general land uses, and programs specified 
in the General Plan. 
 
Lot Coverage: The proposed Project includes a General Plan Amendment to change the land use 
designation of the site from CG to RM-72C in order to permit a senior housing Project. Based on 
the surrounding development and existing improvements onsite, the Project area serves as a type of 
horizontal mixed-use development, and is not accounted for within the existing development 
standards for the RM-72C Land Use District. However, the site design that is proposed functions 
appropriately for this type of development, and provides the amenities required for a multiple family 
housing project. In addition, this project supports a variety of housing-related General Plan policies, 
and is therefore compatible with the objectives, policies, general land uses, and programs specified 
in the General Plan. 
 
Architecture Review: 
 
The applicant has submitted an architectural design package and requests approval of the 
architecture at this time, as required in the Conditions of Approval. The proposed Project features a 
more modern architectural design, which integrates metal siding in “mission red” and “slate gray,” 
horizontal fiber cement siding in “aged pewter”, and black metal exposed trusses and window 
overhangs. The modern aesthetic is intended to compliment the façade update that is currently under 
construction for the portions of the 5th Street Marketplace that abut the proposed Project, but also 
features its own unique design elements that are specific to a residential project. The building design 
includes sufficient roof and building mass articulation to add visual interest. The conceptual 
landscaping plan has also been submitted, and was designed to complement the building and Project 
site design. The landscaping is also conditioned to meet the City’s Water Conservation Ordinance. 
 
Consistency with the General Plan and Development Code: 
 
The proposed project consists of 32 apartment units on 1.86 net acres.  The proposed Project has the 
following characteristics:  
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CRITERIA REQUIREMENTS 
COMPLIANCE WITH GENERAL 

PLAN AND DEVELOPMENT 
CODE 

Density 
17.4 dwelling units per acre 
pursuant to City Density 
Bonus. 

Yes:  Overall density is 17.2 dwelling 
units per acre. 

Setbacks 

• Front Yard Setback (Two 
Story): 30 Feet 

• Side Yard Setbacks (Two 
Story): 20 feet 

• Rear Yard Setbacks: 15 
Feet 

No: 1 
• Front Yard Setback: 20’1”  
• Side Yard Setbacks: 3’1” 
• Rear Yard Setbacks: 52’  

Parking 
1 space2 per bedroom   Yes:  32 spaces are required, and 32 

spaces plus one loading space have been 
provided. 

Lot Coverage 
60% maximum lot coverage No: 3  Project has a lot coverage of 

68.9%. However, 44% of the net project 
area is provided as open space. 

Dwelling Unit Size 1 Bedroom: 750 square feet 
 

Yes:  The 1-bedroom units provide 919 
square feet of living area.  

Amenities 

Required site amenities 
include entry treatment. Each 
dwelling is required to 
provide three (3) interior 
amenities from approved list. 

Yes:  Project provides public open space 
that includes a community feature with a 
picnic area. Each individual unit 
provides decorative doors, large 
individual laundry areas with additional 
storage and sinks, and an air conditioner. 

 
The Project meets or exceeds the City’s General Plan and Development Code standards for the 
above referenced items as well as for access and site design. In addition, the proposed Project 
supports a number of General Plan policies. These include the following: 
 

• CDL-1.1 Places to Live. Provide sites for a range of housing types, locations, and densities 
in a variety of neighborhood settings equipped with amenities that support a high quality of 
life. 

• CDL-10.1 Development Review. Implement and adhere to development review procedures 
and design guidelines in the City of Yucaipa Municipal Code that advance the visual quality 
of the community. 

• CDL-10.5 Private Landscaping and Parks. Require developers to incorporate appropriately 
sized and drought-tolerant vegetation with sufficient maintenance to provide a mature-
looking landscape in three-five years after installation. Require private recreational facilities 
in new multifamily housing projects. 

 
1 Variances are proposed for building setbacks 
2 1 space required pursuant to AB-744 
3 Variance proposed for lot coverage 



Husbands Trust – Conroy Development (Case No. 20-049/GPA/DBA/CUP/MJV) 
Planning Commission Meeting of October 7, 2020 
Page 9 
 

• CDL-10.9 Building Materials. Use high-quality, natural building materials that evoke a 
sense of quality and permanence, such as stucco, plaster, stone, and wood; natural colors and 
textures are preferred. 

• CDL-10.12 Architectural Detail. While recognizing sensitivity to budget, require publicly 
visible sides of a building to contain architectural detail and façade articulation, strong 
patterns of shade and shadow, and integrated architectural detail; blank walls are 
discouraged. 

• HN-2.1 Balanced Housing Stock. Designate adequate land for a broad range of types of 
housing, including single-family attached and detached, multiple-family housing, and mixed 
uses located in accordance with the land use and community design element. 

• HN-3.1 Design Features. Require new and rehabilitated residential units to be well designed, 
with appropriate attention to site planning, materials and colors, building treatments, 
landscaping, open space, parking, and environmentally sustainable practices. 

• HN-3.3 Housing Incentives. Facilitate the development of market rate and affordable 
housing through regulatory incentives (e.g., density bonus), permit processing (e.g., planned 
development), and other incentives, where feasible and appropriate. 

• HN-4.1 Senior Housing. Support the continued development and maintenance of affordable 
rental and ownership housing and services that allow seniors to remain in their homes or 
seek retirement housing in Yucaipa. 

 
Processing and Procedural Actions: 
 
Notices of the project were sent to all surrounding property owners within a 300-foot radius of the 
project site and no written responses were received for the Project.  
 
Environmental Review: 
 
The Initial Study prepared for this proposal, which was made available for comment for 30 days 
beginning on August 10, 2020 and ending on September 9, 2020, considers the potential 
environmental impacts that could occur as a result of the Project. Based upon the analysis conducted 
by staff, all available evidence indicates that any adverse impacts that could occur are at a less-than-
significant level, and consequently, staff is recommending the adoption of a Mitigated Negative 
Declaration (MND) should the Planning Commission recommend the proposal for City Council 
approval. Mitigation measures reflect the comments received through tribal consultation as part of 
SB18/AB52. No comments were received on the Initial Study during the public review process by 
local, regional or state agencies, or by members of the public.  
 
CONCLUSION: 
 
The proposed Land Use District Change to change the land use designation of a portion of the site 
from CG to RM-72C requires an amendment to the General Plan. Pursuant to the City’s 
Development Code, the action requires a recommendation from the Planning Commission to the 
City Council. The proposed Conditional Use Permit has been designed to be generally consistent 
with the RM Land Use District requirements and Development Code standards, with the exception 
of several Variances that have been identified, provided the General Plan Amendment is approved. 
However, the Project meets standards for access, lot size and dimension, and site design, and the 
setbacks are discussed as part of the Variances. The required findings for approval of the General 
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FINDINGS: GENERAL PLAN AMENDMENT NO. 20-049 
 
1. The Initial Study prepared for this proposal adequately discusses the potential impacts of the 

Project and indicates that all potentially significant environmental impacts that could occur are 
at a level that is considered to be less-than-significant.  The Project will not have a significant 
adverse effect on the environment. 

 
2. The proposed General Plan Amendment has been referred to the public water purveyor, and 

pursuant to the Governmental Code Section 65958.1, an adequate water supply exists or is 
planned that will serve any future project that could be proposed. 

 
3. The proposed Land Use District Change is in the public interest, there will be a community 

benefit, and other existing and permitted uses will not be compromised, because the change will 
result in enhanced land use compatibility and will provide additional housing opportunities 
within the City. The General Plan Amendment would extend the RM Land Use District to the 
subject site, and would permit a multiple family development project that has immediate 
pedestrian access to a variety of commercial uses, such as a grocery store, restaurants, and other 
local-serving establishments.  

 
4. The proposed Land Use District Change is consistent with the goals and policies of the General 

Plan, and it will provide for a reasonable and logical extension of the existing land use pattern in 
the surrounding area, because the Multiple Residential Land Use District is presently located 
north of the site. 

 
5. The proposed Land Use District Change does not conflict with provisions of this Code, or any 

applicable specific plan, because it will provide compatibility with the surrounding land use 
designations, and all applicable residential development standards would be implemented by 
future projects, including the proposed Conditional Use Permit. The subject property is also not 
located in a specific plan. 

 
6. The proposed Land Use District Change will not have a substantial adverse effect on 

surrounding property, because any future residential development will be designed and 
constructed to mitigate any adverse conditions, and appropriate public improvements will be 
required to provide sufficient capacity in the infrastructure required to support the development.   
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FINDINGS: CONDITIONAL USE PERMIT NO. 20-049 
 
1. The Initial Study prepared for this proposal adequately discusses the potential impacts of the 

Project and indicates that all potentially significant environmental impacts that could occur are 
at a level that is considered to be less-than-significant.  The Project will not have a significant 
adverse effect on the environment. 

 
2. The site for the proposed use is adequate in size and shape to accommodate the proposed use 

and all yards, open spaces, walls and fences, parking areas, landscaping, and other features 
pertaining to the application, because the site is large enough and the design is configured to 
accommodate the proposed project and accompanying features. Three Variances are proposed 
for the Project that relate to the existing site conditions, which impact the building envelope for 
the site.  

 
3. The site for the proposed use has adequate access because the site provides an internal roadway 

network that has access off Yucaipa Boulevard, and has been designed to meet applicable City 
standards.  

 
4. The proposed use will not have a substantial adverse effect on abutting property or the permitted 

use thereof, meaning that the use will not generate excessive noise, vibration, traffic, or other 
disturbances, because: 1) The project design and conditions of approval have addressed these 
concerns; 2) Improvements will be conditioned to occur prior to completion of the site 
development; 3) The buildings are proposed to be setback from the property line at a distance 
greater than what would have been permitted by the original CG Land Use Designation, and 
adequate separation from adjoining uses are provided; 4) a 6 foot block wall is proposed along 
the applicable perimeter of the site; 5) Adequate internal circulation is available and/or required 
for Fire Department access and adequate parking for residences and visitors is available 
consistent with state law requirements; 6) Adequate on-site retention of storm water run-off will 
occur.  In addition, the use will not substantially interfere with the present or future ability to use 
solar energy systems because the height of the proposed buildings will not substantially hinder 
the use of such devices on surrounding properties. 

 
5. The proposed use is consistent with the goals, policies, standards, and maps of the General Plan 

and any applicable plan, because the proposed use is permitted in the RM-72C Land Use 
District, provided the corresponding General Plan Amendment is approved, subject to the 
provisions of this Conditional Use Permit, per Yucaipa Development Code Section 
84.0330(b)(1).    

 
6. The lawful conditions stated in the approval are deemed necessary to protect the public health, 

safety, and general welfare, because they ensure adequate circulation, drainage, and 
compatibility with surrounding land uses. 

 
7. The design of the site has considered the potential for the use of solar energy systems and 

passive or natural heating and cooling opportunities, because there are no obstructions to the 
collection of solar energy or the natural movement of wind toward or around surrounding 
properties. 
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FINDINGS: VARIANCE NO. 20-049 – Western Side Yard Setback 
 
1. The granting of this variance will not be materially detrimental to other properties or land 

uses in the area because the western property line of the proposed Project abuts an existing 
commercial property. Under the existing CG Land Use District designation, no side yard 
setback is required, and a commercial development project could directly adjoin the 
neighboring commercial center. However, the proposal includes a residential project that 
provides a larger setback than what would be otherwise permitted, and would therefore not 
result in an impact to the adjoining property. The orientation of the building and its size 
would not interfere with the ability to use solar energy systems.  

 
2. There are exceptional or extraordinary circumstances or conditions applicable to the 

property or to the intended use that do not apply to other properties within the same district 
or vicinity because the proposed Project is located within an existing commercial area, and 
the eastern and northern portions of the site are improved with paved drive aisles that serve 
the different commercial uses that surround the site. Because of these existing drive aisles, 
approximately 22% of the site is unable to be used for the proposed housing development, 
and must remain as paved areas. As a result, the building placement is constrained by the 
exceptional circumstances and conditions applicable to this property. In addition, there is a 
Yucaipa Valley Water District sewer easement that also limits the potential building 
placement. 
 

3. The strict application of the land use district deprives such property of privileges enjoyed by 
other properties in the vicinity or in the same land use district because the proposed Project 
is located within an existing commercial area, and the eastern and northern portions of the 
site are improved with paved drive aisles that serve the different commercial uses. Because 
of these existing drive aisles, approximately 22% of the site is unable to be used for the 
proposed housing development, and must remain as paved areas. Maintaining the required 
setbacks would further constrain the site’s building envelope, and would inhibit the ability to 
complete a residential development onsite. Further, a commercial development project could 
propose the building configuration without a Variance. 

 
4. The granting of the variance is compatible with the objectives, policies, general land uses 

and programs specified in the City's General Plan and Development Code, in that the 
proposed Project includes a General Plan Amendment to change the land use designation of 
the site from CG to RM-72C in order to permit a senior housing Project. Based on the 
surrounding development and existing improvements onsite, the Project area serves as a 
type of horizontal mixed-use development, and is not accounted for within the existing 
development standards for the RM-72C Land Use District. However, the site design that 
isproposed functions appropriately for this type of development, and provides the amenities 
required for a multiple family housing project. The General Plan and its housing element 
further encourages the creation of senior and affordable housing projects, including Policies 
HN-3.1, 3.3, and 4.1. 
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FINDINGS: VARIANCE NO. 20-049 – Southern Front Yard Setback 
 
1. The granting of this variance will not be materially detrimental to other properties or land 

uses in the area because the southern property line of the proposed Project abuts an existing 
commercial property. Pursuant to the Development Code, the front property line is located 
parallel to the street right of way, however, the project site is located within an interior lot, 
directly behind an existing commercial site. As such, the front yard setback for the subject 
site functions more as an interior lot line, and does not have to provide a buffer from a 
roadway ordinarily needed in a typical project. Further, the adjoining commercial sites 
features a parking lot and drive aisle between the proposed apartment building that results in 
a building separation of over 100 feet, and therefore the reduced setback proposed by the 
Variance would not impact other properties. The orientation of the building and its size 
would not interfere with the ability to use solar energy systems.  

 
3. There are exceptional or extraordinary circumstances or conditions applicable to the 

property or to the intended use that do not apply to other properties within the same district 
or vicinity because the proposed Project is located within an existing commercial area, and 
the eastern and northern portions of the site are improved with paved drive aisles that serve 
the different commercial uses that surround the site. Because of these existing drive aisles, 
approximately 22% of the site is unable to be used for the proposed housing development, 
and must remain as paved areas. As a result, the building placement is constrained by the 
exceptional circumstances and conditions applicable to this property. 
 

3. The strict application of the land use district deprives such property of privileges enjoyed by 
other properties in the vicinity or in the same land use district because the proposed Project 
is located within an existing commercial area, and the eastern and northern portions of the 
site are improved with paved drive aisles that serve the different commercial uses. Because 
of these existing drive aisles, approximately 22% of the site is unable to be used for the 
proposed housing development, and must remain as paved areas. Maintaining the required 
setbacks would further constrain the site’s building envelope, and would inhibit the ability to 
complete a residential development onsite. Further, a commercial development project could 
propose the building configuration without a Variance. 

 
4. The granting of the variance is compatible with the objectives, policies, general land uses 

and programs specified in the City's General Plan and Development Code, in that the 
proposed Project includes a General Plan Amendment to change the land use designation of 
the site from CG to RM-72C in order to permit a senior housing Project. Based on the 
surrounding development and existing improvements onsite, the Project area serves as a 
type of horizontal mixed-use development, and is not accounted for within the existing 
development standards for the RM-72C Land Use District. However, the site design that is 
proposed functions appropriately for this type of development, and provides the amenities 
required for a multiple family housing project. The General Plan and its housing element 
further encourages the creation of senior and affordable housing projects, including Policies 
HN-3.1, 3.3, and 4.1. 
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FINDINGS: VARIANCE NO. 20-049 – Lot Coverage 
 
1. The granting of this variance will not be materially detrimental to other properties or land 

uses in the area because the Project site is currently located in, and also surrounded to the 
west, south, and east, by the CG Land Use District, which permits a lot coverage of 90%. 
However, the proposal includes a residential project, and is subject to a lot coverage 
requirement of 60%. However, the Project provides more landscaping than would be 
otherwise permitted by a commercial project and would therefore not result in impacts to the 
adjoining property. The orientation of the building and its size would not interfere with the 
ability to use solar energy systems.  

 
4. There are exceptional or extraordinary circumstances or conditions applicable to the 

property or to the intended use that do not apply to other properties within the same district 
or vicinity because the proposed Project is located within an existing commercial area, and 
the eastern and northern portions of the site are improved with paved drive aisles that serve 
the different commercial uses. Because of these existing drive aisles, approximately 22% of 
the site is already paved, which contributes to the overall lot coverage, creating an 
exceptional circumstances and conditions applicable to this property. However, once those 
drive aisle areas are removed, the net open space is 44% of the site, which would meet the 
Development Code requirements. 
 

3. The strict application of the land use district deprives such property of privileges enjoyed by 
other properties in the vicinity or in the same land use district because the proposed Project 
is located within an existing commercial area, and the eastern and northern portions of the 
site are improved with paved drive aisles that serve the different commercial uses. Because 
of these existing drive aisles, approximately 22% of the site is already paved, which 
contributes to the overall lot coverage. Further, the site is designed as a senior housing 
project, and features various hardscape site amenities to serve the residents, which also 
increases the overall lot coverage of the site. However, the net open space provided by the 
Project is 44%, which is consistent with the Development Code. 

 
4. The granting of the variance is compatible with the objectives, policies, general land uses 

and programs specified in the City's General Plan and Development Code, in that the 
proposed Project includes a General Plan Amendment to change the land use designation of 
the site from CG to RM-72C in order to permit a senior housing Project. Based on the 
surrounding development and existing improvements onsite, the Project area serves as a 
type of horizontal mixed-use development, and is not accounted for within the existing 
development standards for the RM-72C Land Use District. However, the site design that 
isproposed functions appropriately for this type of development, and provides the amenities 
required for a multiple family housing project. The General Plan and its housing element 
further encourages the creation of senior and affordable housing projects, including Policies 
HN-3.1, 3.3, and 4.1. 
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LAND USE: GENERAL COMMERCIAL (CG) 

 
LOCATION 
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CONDITIONAL USE PERMIT 
 

ON-GOING CONDITIONS/GENERAL REQUIREMENTS: 
PLANNING DIVISION (909) 797-2489 EXT. 224 
 
1. This Conditional Use Permit, Density Bonus Agreement, and Architecture Review 

to for the establishment of a 32-unit Senior Housing residential project. As part of 
the project approval, a General Plan Amendment is proposed to change the land 
use designation of a property from CG (General Commercial) to RM-72C 
(Multiple Residential), and several variances are also proposed to reduce the 
setback and lot coverage requirements as a result of the adjacent commercial. 
The site is located on a vacant parcel behind 34380 Yucaipa Blvd; APN: 0303-
133-04  Any alteration or expansion of these facilities, or increase in the 
developed area of the site from that shown on the approved site plan, may 
require the submission of a new application or an additional application for 
Revisions for review and approval.  

2. The applicant shall defend, indemnify, and hold harmless the City, its agents, 
officers, and employees from any claim, action or proceeding attacking or 
seeking to set aside, void or annul the approval of all or part of the matters 
applied for, or any other claim, action or proceeding relating to or arising out of 
such approval.  This obligation includes the obligation to reimburse the City, its 
agents, officers and employees for any court costs or attorney fees which the 
City, its agents, officers, or employees are required by a court to pay as a result 
of such claim, action or proceeding.  The City agrees to notify the applicant of 
any such claim, action or proceeding promptly after the City becomes aware of it.  
The City may participate in the defense of the claim, action or proceeding, but 
such participation will not relieve the applicant of applicant’s defense and 
indemnification obligations, including City expenses. 

3. This Conditional Use Permit, Density Bonus Agreement, and Architecture Review 
shall become null and void if all conditions have not been complied with and the 
occupancy or use of the land has not taken place within three (3) years of the 
date of approval.  One extension of time, not to exceed three (3) years, may be 
granted upon written request and submittal of the appropriate fee not less than 
30 days prior to the date of expiration.  PLEASE NOTE:  this will be the only 
notice given for the above specified expiration date.  The applicant is 
responsible for the initiation of an extension request. 

4. The applicant/owner shall pay a fee of $2,406.75, pursuant to Senate Bill 1535.  
This fee shall be submitted to the Planning Division within three (3) days after the 
effective date of conditional approval along with a $50.00 administrative handling 
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fee required by the Clerk.  Payments shall be made with a Check, Money 
Order or Cashier’s Check for $2,456.75 made payable to the “Clerk of the 
Board”.  The Planning Division shall then file the Notice of Determination within 
three (3) days after the effective date of conditional approval.  The applicant 
should be aware that Section 21089(b) of the Public Resources Code provides 
that any project approved under CEQA is not operative, vested or final until the 
required fee is paid.  Proof of fee payment will be required prior to issuance of 
building permits. 

5. All conditions of this Conditional Use Permit, Density Bonus Agreement, and 
Architecture Review are continuing conditions.  Failure of the applicant and/or 
operator to comply with any or all of said conditions at any time may result in the 
revocation of the permit granted to use the property. 

6. The applicant/owner shall maintain in good condition at all times all permanent 
plantings as identified on the approved landscape plan. 

7. All new utility lines shall be placed underground.   

8. Mail delivery shall be by neighborhood boxes or other delivery as approved by 
the U.S. Postal Service. 

9. All signs proposed by this project may only be lit by steady, stationary, shielded 
light directed at the sign, by light inside the sign, by direct stationary neon lighting 
or by an alternating lighting system that changes no more than once per hour.  
The glare from the luminous source shall not exceed one-half (0.5) foot candle. 

10. Parking and on-site circulation requirements shall be maintained at all times. 

A. Any occupancies which require additional parking that has not been 
provided for through this Conditional Use Permit shall not be approved 
until an application for revision is submitted for review and approval 
showing the additional parking. 

 
B. All markings to include parking spaces, directional designations, “No 

Parking” designations, and “Fire Lane” designations shall be clearly 
defined and said markings shall be maintained in good condition at all 
times. 

 
C. Parking and site circulation surfaces (City Road Specification #39) shall be 

maintained in good condition at all times. 
 

11. Noise levels shall not exceed City Standards as required by Development Code 
Section 87.0905(b). 
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12. All refuse generated at the premises shall at all times be stored in approved 

containers and shall be placed in a manner so that visual and public health 
nuisances are minimized.     

13. The applicant shall implement the approved “Solid Waste Recycling Plan” for any 
new commercial, industrial, or institutional uses located on the property.  The 
developer and all occupants of the property shall make a good faith effort to fully 
comply with each component of the approved Plan.  Any proposed revision to 
this Plan shall be subject to the review and approval of Yucaipa Disposal, Inc.  
(909) 797-9125. 

14. The project site shall remain in full compliance with all City Sign Regulations at 
all times. 

15. The applicant/property owner shall be required to apply an anti-graffiti coating, 
and/or provide a landscape design of a type and nature that is acceptable to the 
City Planner, to each of the publicly viewable surfaces deemed by the City 
Planner to be likely to attract graffiti. 

16. The applicant/property owner, and any and all successors in interest, shall for ten 
(10) years after the issuance of a Certificate of Occupancy, provide the City with 
sufficient matching paint and/or anti-graffiti coating on demand for use in the 
painting over or removal of graffiti from any designated graffiti attracting surfaces. 

17. The project shall implement the mitigation measures listed in the adopted 
Mitigation Monitoring and Reporting Program.  

18. The Project shall maintain compliance with the provisions of the Density Bonus 
Agreement, including meeting age restriction and the Project’s annual reporting 
requirements.  

 
CDF FIRE DEPARTMENT (909) 797-2489 EXT. 246 

 
19. This project is protected by the Yucaipa Fire Department/CalFire.  Prior to any 

construction occurring on any parcel, the applicant shall contact the Fire Marshall 
for verification of current fire protection development requirements.  All new 
construction shall comply with the adopted Uniform Fire Code and all applicable 
statutes, codes, ordinances, standards and policies of the Yucaipa Fire 
Department/CalFire. 

20. Fire Department access roads and/or public/private streets shall meet the Fire 
Department minimum width standard of twenty-four (24) feet.  Within FR-1 zone 
minimum width shall be twenty-six (26) feet.  Access roads shall be paved 
(asphalt/concrete) and in place prior to placement of combustible material on 
site.  Fire Department minimum paving thickness shall be no less than four (4) 
inches.  This standard shall not lessen other agency requirements. 
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21. Fire Department access roads and/or public/private streets and residential 

driveways shall have a minimum vertical clearance of thirteen (13) feet and six 
(6) inches. 

22. Fire Department access roadways and/or public/private streets and driveways 
shall not exceed 12% grade (please note: Engineering Division requirements 
may be more restrictive). 

23. Cul-de-sac and dead-end streets shall not exceed 350 feet in FR-1 areas, and in 
all other areas, cul-de-sacs shall not exceed six hundred (600) feet in total 
length, unless otherwise approved by the Fire Marshall. 

24. Required fire flow for this project, as determined by I.S.O. Formula, is determined 
by the California Fire Code Appendix ‘B’.  System shall be looped with minimum 
eight (8) inch mains; six (6) inch laterals; six (6) inch risers; six (6) inch diameter 
hydrants with one 2 ½” outlet and one 4” outlet. 

25. Approved fire hydrants capable of supplying required fire flow shall be provided 
to all premises upon which facilities, buildings or portions of buildings are 
constructed or moved within the jurisdiction.  When any portion of the facility or 
building protected is in excess of 400 feet from a fire hydrant on a public street, 
as measured by an approved route around the exterior of the facility or building, 
additional fire hydrants, meeting the required fire flow, shall be provided. 

26. Fire hydrants shall be installed at locations to be determined by the California 
Fire Code Appendix “C”.  Required fire flow to be determined by the California 
Fire Code Appendix “B”.  Minimum fire flow shall not be less than 1500 gpm. 

27. Where an automatic extinguishing system or standpipe system is in place, the 
system shall be serviced and maintained in operating condition according to 
NFPA and California State Fire Marshall requirements. 

 
ENGINEERING DIVISION (909) 797-2489 EXT. 228 
 
28. Submit WQMP Plan for Approval. 

29. Applicant shall demonstrate that the site does not create concentrated 
discharges to adjacent properties and/or public right-of-way in excess of 
historical flows.  If project does create concentrated or sheet flows off-site that 
are greater than historical, the applicant shall demonstrate that the downstream 
facilities can accommodate flows; otherwise, applicant shall provide on-site 
detention for excess flows in accordance with the approved WQMP. 

30. Final improvement plans and profiles shall indicate the location of any existing 
utility facility which would affect construction.  Existing utility poles shall be shown 
on the improvement plans and relocated as necessary without cost to the City. 
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31. Continuous water spraying or other approved methods must be used during 

grading operations to control fugitive dust. 

 
THE FOLLOWING CONDITIONS SHALL BE MET PRIOR TO ISSUANCE 
OF A GRADING PERMIT: 
BUILDING AND SAFETY DIVISION (909) 797-2489 EXT. 225 
 
32. The site shall be developed in compliance with all current model codes in effect 

at the time of building permit submittal.  All plans shall be designed in compliance 
with the latest editions of the California Building Codes as adopted by the City of 
Yucaipa. 

33. Paths of travel shall incorporate (but not limited to) exterior stairs, landings, walks 
and sidewalks, pedestrian ramps, curb ramps, warning curbs, detectable 
warnings, signage, gates, lifts and walking surface material.  The accessible 
route(s) of travel shall be the most practical direct route between accessible 
building entrances, site facilities, accessible parking, public sidewalks, and the 
accessible entrance(s) to the site.  California Building Code (CBC) 11A and 11B. 

34. Buildings on the site shall be accessible per California Building Code (CBC) 11B. 

35. Separate submittals and permits are required for all accessory structures such as 
but not limited to, trash enclosures, patios, block walls and storage buildings. 

36. Pursuant to California Business and Professions Code Section 6737, this project 
is required to be designed by a California licensed architect or engineer. 

 
ENGINEERING DIVISION (909) 797-2489 EXT. 228 
 
37. Applicant shall submit a Notice of Intent and comply with the requirements of the 

General Construction Activity Storm Water Permit from the State Water 
Resources Control Board if the project site is 1 acre or greater.  In addition, the 
Storm Water Pollution Prevention Plan (SWPPP) is required to be submitted to 
the City Engineer for review and approval. 

38. Groundwater pollution from urban run-off water generated by the project shall be 
mitigated using various structural and non-structural best management practices 
(BMPs), per the requirements of the California Regional Water Quality Control 
Board, Santa Ana Region and/or as indicated in the “New 
Development/Redevelopment Guidelines.”  All provisions of the Water Quality 
Management Plan (WQMP) consistent with the 2010 MS4 permit and most 
recent regulatory mandates shall be met. 
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39. The applicant shall provide documentation indicating that the WQMP, grading 

plan, erosion control plan and landscape plan are consistent with each other. The 
documentation shall indicate that each document has been reviewed by the 
applicant for consistency. 

40. The applicant’s plans indicate approximately 66.3% of the site to be improved 
with impervious surfaces.  Design features shall be included to direct storm water 
run-off flows into landscaped pervious areas before any run-off flows into public 
rights-of-way. 

41. In addition to the drainage, traffic related, or other requirements stated herein, 
other “on-site” or “off-site” improvements may be required which cannot be 
determined from tentative plans at this time and would have to be reviewed after 
more complete improvement plans and profiles have been submitted to the City 
Engineer. 

42. A topographic map shall be provided to facilitate the design and review of 
necessary drainage facilities at the time the site is developed. 

43. Three (3) copies of the grading plan shall be submitted to the Engineering 
Division for review and approval.  A copy of the grading plan shall be submitted 
to the Planning Division when graded slopes exceed five (5) feet in height.  All 
on-site cut and fill slopes shall: 

A. Incorporate recommendations of the approved geology and soils reports. 
 
B. Be limited to a maximum slope ratio of two-to-one (2:1) and a maximum 

vertical height of thirty (30) feet.  Setbacks from the top and bottoms of 
slopes shall be a minimum of one-half (1/2) the slope height or per CBC. 

 
C. Preclude damage to the site and downstream properties during heavy 

storm run-off, especially during the construction stage by including a 
stringent slope, erosion, and sediment control program on the proposed 
grading plan.  Any such damage allowed to occur will be the responsibility 
of the applicant. 

 
D. Provide letters of consent from adjacent property owners for proposed 

offsite grading. 
 
PLANNING DIVISION (909) 797-2489 EXT. 224 
 
44. Grading permits shall not be issued for any areas to be graded and remain 

undeveloped until a revegetation plan is approved by the Planning Division, and 
until bonds are posted for revegetation. 

45. Prior to grading, arrangements acceptable to the County Museum shall be made 
to have present during grading a qualified vertebrate paleontologist to monitor in 
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the event paleontologic resources are encountered during rough grading.  The 
monitor shall have the authority to temporarily suspend grading operations in the 
vicinity of such resources until they have been evaluated and appropriate data 
recovery measures implemented.  The results of the monitoring shall be 
documented in writing and submitted to the County Museum for review prior to 
issuance of building permits.  For more information, contact the County Museum 
at 909-307-2669. 

46. The project shall implement the mitigation measures listed in the adopted 
Mitigation Monitoring and Reporting Program.  

 
THE FOLLOWING CONDITIONS SHALL BE MET PRIOR TO ISSUANCE 
OF A BUILDING PERMIT: 
BUILDING AND SAFETY DIVISION (909) 797-2489 EXT. 225 
 
47. The site shall be developed in compliance with all current model codes in effect 

at the time of building permit submittal.  All plans shall be designed in compliance 
with the latest editions of the California Building Codes as adopted by the City of 
Yucaipa. 

48. Paths of travel shall incorporate (but not limited to) exterior stairs, landings, walks 
and sidewalks, pedestrian ramps, curb ramps, warning curbs, detectable 
warnings, signage, gates, lifts and walking surface material.  The accessible 
route(s) of travel shall be the most practical direct route between accessible 
building entrances, site facilities, accessible parking, public sidewalks, and the 
accessible entrance(s) to the site.  California Building Code (CBC) 11A and 11B. 

49. Buildings on the site shall be accessible per California Building Code (CBC) 11B. 

50. Separate submittals and permits are required for all accessory structures such as 
but not limited to, trash enclosures, patios, block walls and storage buildings. 

51. Pursuant to California Business and Professions Code Section 6737, this project 
is required to be designed by a California licensed architect or engineer. 

52. Three copies of a Landscape Documentation Package shall be submitted for 
Building & Safety Division for review and approval by the City’s landscape 
Architect.  Said Landscape Documentation Package shall be consistent with the 
requirements of Chapter 4, of Division 10, of the Development Code and include 
all of the following elements: 

A. Project Information 
 

(1) Date 
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(2) Project Applicant 
 

(3) Project Address (if available, parcel and/or lot number(s)) 
 

(4) Total Landscape Area (square feet) 
 

(5) Project Type (e.g., new, rehabilitated, public, private, cemetery, 
homeowner-installed) 

 
(6) Water Supply Type (e.g., potable, recycled, well) and identify the 

local retail water purveyor if the applicant is not served by a private 
well 

 
(7) Checklist of All Documents in Landscape Documentation Package 

 
(8) Project Contacts (to include contact information for the project 

applicant and property owner) 
 

(9) Applicant Signature and Date (with statement, “I agree to comply 
with the requirements of the water efficient landscape ordinance 
and submit a complete Landscape Documentation Package”). 

 
(B) Water Efficient Landscape Worksheet 

 
(1) Hydrozone Information Table 

 
(2) Water Budget Calculations 

 
(I) Maximum Applied Water Allowance (MAWA) 

 
(II) Estimated Total Water Use (ETWU) 

 
(C) Soil Management Report 

 
(D) Landscape Design Plan 

 
(E) Irrigation Design Plan 

 
(F) Grading Design Plan 

 
(G) Certification of Substantial Completion (to be submitted after installation of 

the project). 
 

A copy of the approved Landscape Documentation Package shall be provided to 
the property owner or site manager along with the record drawings and any other 
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information normally forwarded to the property owner or site manager. A copy of 
the Water Conservation Concept Statement and the Certificate of Substantial 
Completion shall be sent by the project manager to the local retail water 
purveyor. 

 
53. Three (3) copies of a landscape and irrigation plan prepared by a Registered 

Landscape Architect for the planting (drought tolerant landscaping shall be 
utilized to minimize water consumption) and permanent irrigation system for the 
development, including setback areas and parkways, shall be submitted to the 
Building & Safety Division for review and approval.  Said plans must be 
consistent with the City of Yucaipa Landscape Design and Installation Guidelines 
and include the following details: 

A. Voltage boxes, mailboxes, trash enclosures, maintenance structures, 
backflow devices, automatic controls, air conditioning/heating units, etc., 
to be shown on the plan and screened with landscaping and/or decorative 
fencing/trim. 

 
B. A permanent automatically-controlled irrigation system. 
 
C. Landscaping shall consist of drought tolerant vegetation appropriate to the 

local climate.  Trees, shrubs and ground covers in the following quantities 
shall be required as follows: 

 
 1. Tree planting (15 gallon size): 
 
  a. 1 for each 600 sq. ft. of total landscaped 
   area (one required, minimum); 
  b. 80% of total trees required to be 15 gallon; 
  c. 1 for every 12 parking stalls; 
 
 2. 24 to 96 inch box trees: 
 
  a. 20% of total trees required (one required, minimum). 
 
 3. Tree Spacing/location: 
 
  a. small trees: 20 feet O.C. max.; 
  b. large trees: 30 feet O.C. max.; 
  c. street trees: 15 gal. min./30 feet O.C. max.; 
  d. min. 6 feet from curbs, paving and sidewalks; 
   trees in parkway between sidewalk and curb 
   shall be provided with a linear root barrier. 
 
 4. 5 gallon shrubs: 
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  a. 60% of total shrubs required to be 5 gallon; 
  b. 10 for each 300 sq. ft. of landscaped area. 
 
 5. 1 gallon shrubs: 
 
  a. 40% of total shrubs required. 
 
 6. Ground Cover: 
 
  a. Drought tolerant adapted when mature, or native; 

b. Maximum spacing: 12 inches O.C., or as suitable for planting 
material; 

c. Hydroseeding (establish recommended mixture); specify 
weight or volume per unit area. 

 
D. Parking/vehicular circulation areas screened with landscaped berms 

adjacent to streets. 
 
E. Landscape detail of trash enclosures, to be located within 200 ft. of 

building pad. 
 
F. All walls and fences shall be shown, at the top of slope (if applicable), with 

the style, design, materials, and colors indicated. 
 
G. Detector-check valve assembly screening and camouflage, which shall 

include landscaped berms and/or depressions, shrub screening, and the 
painting of the equipment to match the landscaping.  The height of the 
equipment shall not exceed the minimum ground clearance established by 
the applicable code.  It is not permitted to be located within the front yard 
building setback area, unless otherwise approved by City Inspector. 

 
CDF FIRE DEPARTMENT (909) 797-2489 EXT. 246 
 
54. Three sets of water delivery system plans, designed to meet the required fire flow 

for this project and/or development shall be submitted to the Fire Department for 
approval. 

55. Applicant-developer shall provide the Fire Department with a letter from the water 
company serving the project-development, verifying that financial arrangements 
have been made and bonds posted for the required Fire Department approved 
water improvements. 

56. A fuel break of one hundred (100) feet (brush and weed clearance) is required 
prior to construction.  The clearance shall be maintained on a year-round basis. 
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57. Fire hydrants shall be installed and operational as per approved water system 

delivery plans prior to any framing, construction, or delivery of combustible 
materials to project site.  

 
ENGINEERING DIVISION (909) 797-2489 EXT. 228 
 
58. Submit engineered road improvement plans to the City Engineer. 

59. The WQMP shall be approved and the developer shall provide a financial 
mechanism for the maintenance of the detention basins which shall be set in 
place and approved by the City Engineer. The WQMP maintenance agreement 
shall be executed and recorded by the applicant. 

60. The Lot Line Adjustment shall be completed and recorded. 

PLANNING DIVISION (909) 797-2489 EXT. 224 
 
61. The enrollment of the Yucaipa Joint Unified School District is severely impacted 

by new development.  To mitigate the impact of this project, developer shall pay 
such taxes as are required by the Yucaipa Joint Unified School District 
Community Facilities District No. 1, and any other fees assessed by Government 
Code Section 53080, and 65995-65997. 

62. The City of Yucaipa has implemented development impact fees for various 
infrastructure and capital facilities needs generated by new development.  These 
fees will provide for various capital facilities including, but not limited to, roads, 
parks, flood control and drainage, public facilities, and fire fighting facilities.  This 
project shall be subject to all such development impact fees which are in effect at 
the time building permits are issued. 

63. The applicant/owner shall process a Condition Compliance Review through the 
City for verification of conditions prior to the issuance of building permits. 

64. Water and sewer service shall be by Yucaipa Valley Water District.  The Yucaipa 
Valley Water District letter dated September 11, 2019 is included as a Condition 
of Approval.  Submit evidence of service to Building and Safety at time of 
Condition Compliance review. 

65. Verification of application for sign registration and plot plan approval by the 
Planning Division must be submitted prior to the issuance of a building permit for 
the installation, wiring, remodeling or reconstruction of any sign or portion thereof 
which requires a building permit. 

66. The applicant shall submit a “Solid Waste Recycling Plan” for review and 
approval.  This Plan shall address two (2) principal recycling programs: 1) the 
recycling of construction waste/debris during the demolition and/or development 
phase of the project, and 2) the recycling of the solid waste that is generated 
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daily by each proposed use during the operational phase of the project.  The 
construction waste component shall include:  complete information on the 
individual or firm that will be responsible for implementing the recycling plan; 
complete information on all proposed recycling facilities that will receive waste 
products; and estimates of the volume or weight of each type of material that will 
be recycled.  The operational waste component shall include: complete 
information on the location, access, sizes, and numbers of solid waste and 
recycling bins needed to serve each proposed use that is located within the 
project.  For information on the types of waste disposal services that are 
available, you may contact Yucaipa Disposal, Inc. at (909) 797-9125 for 
assistance. 

67. Proof of fee payment of Fish and Game fees and/or County Administrative 
handling fees pursuant to California State Assembly Bill 3158 shall be submitted. 

68. Provide detailed building elevations including materials, finishes, colors, and 
signage for all buildings for Planning Division review and approval prior to 
issuance of building permits.  Building elevations shall be consistent with those 
approved by the Planning Commission. 

69. A Density Bonus Agreement shall be executed between the City and the Project 
Applicant.  

70. The applicant/property owner shall grant to the City, in writing, the irrevocable 
right of entry over, and access to, such property, upon twenty-four (24) hours’ 
posted notice, by authorized City employees or agents, for the purpose of 
removing or painting over graffiti on any designated graffiti attracting surfaces. 

71. The project shall implement the mitigation measures listed in the adopted 
Mitigation Monitoring and Reporting Program 

 
SUBJECT PROPERTY SHALL NOT BE OCCUPIED AND/OR USED FOR 
PURPOSES APPLIED FOR UNTIL THE FOLLOWING CONDITIONS 
HAVE BEEN MET: 
BUILDING AND SAFETY DIVISION (909) 797-2489 EXT. 225 
 
72. The building(s) shall meet all handicapped requirements. 

73. The building(s) shall comply with all structural and non structural provisions of the 
California Building Code. 

74. The building(s) shall meet all exiting requirements of Chapters 10 and 11 of the 
California Building Code. 
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75. Any change of occupancy will require submission of plans for approval to 

Building and Safety.  It is the applicant’s responsibility to contact the local 
Building and Safety Division for a pre-construction inspection prior to occupancy 
of the building(s). 

76. The building(s) or structure(s) shall meet all applicable requirements of the 
adopted model codes and amendments. 

 
CDF FIRE DEPARTMENT (909) 797-2489 EXT. 246 
 
77. Residential driveways shall be paved (asphalt/concrete) and shall have a 

minimum width of twelve (12) feet.  Driveways of this standard shall serve no 
more than two single family dwellings and shall not exceed 12% in grade. 

78. Fire Department access roadways and/or public/private streets exceeding one 
hundred fifty (150) feet in length shall have a Fire Department approved turn-
around at the terminus (cul-de-sac).  Minimum radius shall be not less than 40 
feet. 

79. Driveways exceeding 150 feet shall have a Fire Department approved turn-
around at the terminus (hammer-head tee). 

80. Fire Department access roadways and/or public/private streets and driveways 
shall extend to within one hundred fifty (150) feet of and shall give reasonable 
access to all portions of the exterior walls of the first story of any building.  An 
access road, approved by the Fire Department, shall be provided to within fifty 
(50) feet of all structures when the natural grade between access road and 
structure is in excess of 30%.  Where an approved access road cannot be 
provided, a fire protection system shall be required and approved by the Fire 
Department. 

81. The development and/or project, and each phase thereof, shall have a minimum 
of two (2) remote points of access, including a secondary access, for fire and 
other emergency equipment and for routes of escape which will safely handle 
evacuations. 

82. Manual operated gates across Fire Department access roadways, public and/or 
private streets and driveways, shall be equipped with approved emergency key-
operated (“Knox” type) locks.  For automatic gates, a “Knox” keyed emergency 
access switch shall be installed at location determined by Fire Department, and 
shall over-ride all command functions and open gate automatically upon 
activation.  All automatic gates shall have a manual over-ride for use during loss 
of electric power.  “Knox box” request forms are available from the Fire 
Department. 
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83. Address numbers shall be placed on all new and existing commercial and multi-

family residential structures in such a manner as to be plainly visible and legible 
from the access roadway or street.  Structures shall have numbers of 8” height, 
3/8” stroke on contrasting background.  Address numbers shall be illuminated so 
as to be visible and legible from access roadway or street.  Industrial 
occupancies shall have address numbers of 12” height, ½” stroke and shall be 
illuminated so as to be visible and legible from access roadway or street.  Where 
structure setback exceeds one hundred (100) feet from the access roadway or 
street, additional non-illuminated numbers are 6” in height, 3/8” stroke, on 
contrasting background shall be displayed at property access entrance. 

84. Prior to final inspection, there shall be posted at each entrance of the complex an 
illuminated diagrammatic representation of the complex showing the locations of 
the viewer, the unit designations within the complex, and the locations of fire 
hydrants.  The developer shall submit a drawing detail to the Fire Department for 
approval. 

85. “No Parking – Fire Lane” signs shall be posted at locations designated by Fire 
Marshall.  Fire lane curbs shall be painted red with white letters stating “No 
Parking – Fire Lane”. 

86. On site fire hydrants capable of supplying required fire flow shall be installed at 
locations identified by the Fire Marshall.  System shall be looped with minimum 
eight (8) inch mains; six (6) inch laterals; six (6) inch risers; six (6) inch diameter 
hydrants with one 2 ½” outlet and one 4” outlet. 

87. Approved fire hydrant pavement markers shall be installed. 

88. Automatic fire sprinklers shall be installed according to NFPA 13R and Fire 
Department requirements.  Submit three (3) sets of shop plans with material cut 
sheets and hydraulic calculations, indicating the type of occupancy, type of 
materials to be stored (if any), for Fire Department review and approval prior to 
any installation.  Submit copy of California C-16 license. 

89. A minimum of one 2A-10BC fire extinguisher shall be installed for each 3,000 sq. 
ft. of floor area.  Travel distance to any one fire extinguisher shall not exceed 75 
feet.  Additional fire extinguishers, size and class to be determined by Fire 
Department, may be required.  Fire extinguishers shall be serviced annually and 
shall have a current sfm service tag attached. 

90. An automatic fire detection and alarm system meeting the requirements of UFC 
Article 10, CBC and NFPA 72 shall be installed.  Three (3) sets of shop plans 
with material cut sheets and calculations shall be submitted to the Fire 
Department for review and approval prior to installation. 

91. Smoke detectors, hard wired in series with battery back-up, shall be installed in 
all sleeping areas and in all hallways and areas/rooms leading to sleeping areas.  
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Smoke detectors shall be installed at the top of all stairways.  At least one smoke 
detector shall be installed on the first floor level. Carbon monoxide detectors shall 
be installed per the manufacturer’s instructions minimum one per floor.  

92. For each chimney used in conjunction with any fireplace or heating appliance in 
which solid or liquid fuel is used, an approved spark arrester shall be installed 
and visible from the ground.  Spark arrester shall be of stainless steel, copper or 
brass, woven galvanized wire mesh, twelve (12) gauge, and minimum of 3/8” to 
½” maximum openings. 

93. The main electrical panel and all sub-panels shall be labeled on inside cover for 
all circuits. 

94. Water heater (fuel fired) shall be properly vented to exterior of structure.  Water 
heater shall be seismic strapped to wall and be located 18” above a garage floor. 

95. Commercial and industrial structures/occupancies and gated complexes shall 
have a “knox box” system installed on the exterior of the buildings or complex.  
Location of device to be determined by the Fire Department.  The box shall 
contain keys necessary to gain access and may contain pre-plans and msds 
information as required by the Fire Department. 

96. Commercial exit requirements: 

A. Required exit doors shall be maintained in an operable condition at all 
times. 

B. Required exit doors shall swing outward and away in the direction of exit 
travel. 

C. Obstructions shall not be placed in the required width of an exit.  Exits 
shall not be blocked or locked shut or obstructed in any manner during 
business hours. 

D. Exit paths shall be illuminated when structure is occupied. 
E. Exit path illumination shall be supplied from two (2) sources of power 

when occupant load is one hundred (100) persons or more. 
F. When exit way/exit pathway and/or exit doorway is not easily identified, 

additional exit signs shall be installed. 
G. Exit signs shall be internally or externally illuminated by two lamps or shall 

be of the self-luminous type. 
 
97. Submit to Fire Marshal’s office building and/or structure plans for Fire 

Department Review. 

 
ENGINEERING DIVISION (909) 797-2489 EXT. 228 
 
98. The Applicant shall submit the signed original Water Quality Management Plan 

(WQMP) Certification form to verify consistency of the BPMs shown on the as-



Conroy Development Corp  Page 16 
Case No. 20-049/GPA/CUP/DBA 
Conditions of Approval; 10-7-20 
 

built grading plans and landscape plans. In case of inconsistency, the Applicant 
shall revise the WQMP to match the as-built plans.  

 
PLANNING DIVISION (909) 797-2489 EXT. 224 
 
99. Parking and on-site circulation requirements shall be provided for as identified on 

the approved site plan. 

100. All access drives and parking areas shall be surfaced with a minimum of 2 inches 
of asphalt concrete surfacing, City Road Specification No. 39, which shall be 
appropriately striped to accommodate safe vehicular circulation. 

101. All access drives shall be a minimum of 24 feet wide to facilitate two-way traffic. 

102. All parking stalls shall be clearly striped and permanently maintained with double 
or hairpin lines on the surface of the facility, with the two lines being located an 
equal nine (9) inches on either side of the stall sidelines; arrows shall be painted 
on the paving to indicate direction of traffic flow. 

103. Any lights used to illuminate the site shall be hooded and designed so as to 
reflect away from adjoining properties and public thoroughfares. 

104. All landscaping and irrigation shown on the approved landscape and irrigation 
plans and all required walls shall be completed. Provide the City with a Certificate 
of Substantial Completion from the certified professional that prepared the 
approved landscape and irrigation plans. 

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

106. Provide a bicycle parking rack in a suitable location. 

107. The project shall implement the mitigation measures listed in the adopted 
Mitigation Monitoring and Reporting Program.  

 

















 
ORDINANCE NO. 396 

 
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY 
OF YUCAIPA, CALIFORNIA, AMENDING ORDINANCE 
NO. 343, AMENDING THE OFFICIAL LAND USE PLAN 
AND ZONING ORDINANCE OF THE CITY OF YUCAIPA 

 
THE CITY COUNCIL OF THE CITY OF YUCAIPA DOES ORDAIN AS 
FOLLOWS: 
 
Section 1. A public hearing has been held before the City Council of the City of 
Yucaipa (the “City”), duly noticed and conducted pursuant to the Planning and Zoning Laws 
of the State of California and applicable provisions of Division 3 of the Development Code 
as adopted by Ordinance No. 124; and the Official Land Use Plan of the City, as adopted by 
Ordinance No. 343, is hereby amended as provided in Section 2 herein below. 

 
Section 2. The proposed land use designation contained on the “Official Land Use 
Districts Map” on file with the City, and bearing the file number Case No. 20-049/GPA, 
changes the Land Use District designation of a single parcel (APN: 0303-133-04) from 
City’s General Commercial (CG) District to Multiple Residential (RM-72C) proposed as 
part of a senior housing project as shown on the attached Exhibit A. 

 
Section 3. The City Clerk is hereby directed to cause the following summary of this 
ordinance to be published by two (2) insertions in the Yucaipa News Mirror, a newspaper of 
general circulation that is printed, published, and circulated in the City of Yucaipa, and 
hereby designated for that purpose by said Council of the City of Yucaipa: “Ordinance No. 
396 changes the Land Use Designation of a single parcel (APN: 0303-133-04) from City’s 
General Commercial (CG) District to Multiple Residential (RM-72C) as part of Case No 20-
049/CUP.” 

 
PASSED, APPROVED and ADOPTED on this __th day of November, 2020. 

 
______________________________ 

David Avila, Mayor 
ATTEST: 

 
_________________________ 
Jennifer Crawford, City Clerk 



Exhibit A 
 
 

PROPOSED GENERAL PLAN CHANGE AREA 

 



RESOLUTION NO. 2020-60 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF YUCAIPA, 
CALIFORNIA, APPROVING GENERAL PLAN LAND USE DISTRICT 
CHANGE NO. 20-049, APPROVING THE CHANGE THE LAND USE 
DESIGNATION OF A SINGLE PARCEL (APN: 0303-133-04) FROM 
CITY’S GENERAL COMMERCIAL (CG) LAND USE DESIGNATION TO 
MULTIPLE RESIDENTIAL (RM-72C) 

 
WHEREAS, the City Council of the City of Yucaipa (the “City Council”) has before it a 

request for approval of a General Plan Amendment to change a Land Use District designation 
(the “Project”); and  
 
 WHEREAS, the Initial Study which has been prepared for the Project evaluates and 
determines that any potentially significant environmental impacts that occur are at a level that are 
less-than-significant; and  
 
 WHEREAS, the General Plan Land Use District Amendment is in the public interest, and 
there will be a community benefit, because the development would provide senior housing that is 
directly assessible to neighborhood serving uses; and  
 
 WHEREAS, the General Plan Land Use District Amendment is consistent with General 
Plan goals and policies regarding residential uses, and it will provide additional housing 
opportunities within the City; and  
 
 WHEREAS, the General Plan Land Use District Amendment will not have a substantial 
adverse effect on surrounding properties as any future project will require improvements and 
include development standards to ensure compatibility with surrounding land uses. 
 
 NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF YUCAIPA DOES 
HEREBY RESOLVE, DETERMINE AND ORDER AS FOLLOWS: 
 

It has reviewed and considered the information contained in General Plan Land 
Use District Amendment No. 20-049, approving the change of the Land Use 
Designation of a single parcel (APN: 0303-133-04) from City’s General 
Commercial (CG) Land Use Designation to Multiple Residential (RM-72C), as 
shown on the attached Exhibit A, incorporated herein by this reference, and now 
approves this project. 

 
 PASSED, APPROVED and ADOPTED on this __th day of November, 2020. 
 

___________________________ 
       David Avila, Mayor 

ATTEST: 
 
_________________________ 
Jennifer Crawford, City Clerk  



Exhibit A 
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CITY OF YUCAIPA 
INITIAL STUDY  

 
ENVIRONMENTAL CHECKLIST FORM 

 
 
 

1. Project Title: Case No. 20-049/GPA/CUP/DBA/MJV/MNV/ARC 
 
2. Lead Agency Name and Address:  City of Yucaipa, 34272 Yucaipa Blvd., Yucaipa, CA  

92399 
 
3. Contact Person and Phone Number:  Benjamin Matlock, (909) 797-2489 x 261 
 
4. Project Location: On a vacant parcel behind 34380 Yucaipa Blvd; APN: 0303-133-04 
 
5. Project Sponsor’s Name and Address: Husbands Trust; ATTN: Josh Conroy, P.O. Box 3513, 

Palo Verde Estates, CA 90274 
 

6. General Plan Designation: Existing – CG (General Commercial) / Proposed – RM-72C 
(Multiple Residential, 7,200 square foot minimum for subdivision, base density of 8.7 
dwelling units per acre for multi-family) 

 
7. Description of the Project: Case No. 20-049/GPA/CUP/DBA/MJV/MNV/ARC: A General 

Plan Amendment to change the land use designation of a property from CG (General 
Commercial) to RM-72C (Multiple Residential), and a Conditional Use Permit, Density 
Bonus Agreement, and Architecture Review to permit a 32-unit Senior Housing residential 
project. As part of the project approval, several variances are proposed to reduce the setback 
and lot coverage requirements as a result of the adjacent commercial uses.  

 
8. Surrounding Land Uses and Setting: Multiple-family residences abut the property to the 

north, and commercial uses surround the site to the south, west, and east.   
 
9. Other public agencies whose approval is required (e.g. permits, financing approval, or 

participation agreement): Development Agreement with Yucaipa Valley Water District for 
water and sewer service. 
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Introduction 
 
This section explains the background and purpose of this Mitigated Negative Declaration (MND), which 
is the environmental review document prepared pursuant to the provisions of the California 
Environmental Quality Act (CEQA) for a General Plan Amendment to designate a property with an 
existing General Commercial Land Use Designation as Multiple Residential (“GPA” or “Project”). It 
establishes the context and scope for the MND, and outlines the process for reviewing the Draft MND 
and issuing the Final MND. The City of Yucaipa is the lead agency under CEQA. A “lead agency” is 
defined by Section 21067 of CEQA as “the public agency which has the principal responsibility for 
carrying out or approving a project which may have a significant effect upon the environment.”  
 
Environmental Review Process 
 
This IS and Notice of Intent (NOI) to adopt an MND is being circulated for agency and public review and 
comment for 30 days beginning August 10, 2020. All written comments must be received by 5:30 p.m. 
September 9, 2020. Written comments or questions concerning this document should be directed to: 
 

City of Yucaipa 
ATTN: Benjamin Matlock 
34272 Yucaipa Boulevard 

Yucaipa, CA 92399 
 

 
Detailed Project Description 
 
The proposed Project consists of an amendment to the City of Yucaipa General Plan (“GPA”) to change 
the Land Use Designation of a single parcel (APN: 0303-133-04) from City’s General Commercial (CG) 
Land Use Designation to Multiple Residential (RM-72C). This new designation would permit either 
single family or multifamily residential development projects. Concurrent with the GPA, the project 
application includes a Conditional Use Permit and Density Bonus Agreement to permit a senior apartment 
project with 32 units.  
 
Project Setting 
 
The proposed GPA would change the land use designation of approximately 1.8 acres of a vacant area 
between the 5th Street Marketplace and the Stater Brother’s shopping center (Figure 1 and 2). The area is 
surrounded by residential uses to the north, and commercial uses to the west, south, and east. The area is 
generally flat, with no known biological resources or other natural features, and has been previously 
disturbed as a result of the installation of onsite utilities for a previously-approved commercial project, 
which will be modified for this Project. The GPA area has no direct street frontage, but is accessible from 
existing drive aisles serving the commercial centers along Yucaipa Boulevard.  
 
Conditional Use Permit and Density Bonus Agreement 
 
As noted above, a residential entitlement (Conditional Use Permit) for 32 apartment units is proposed on 
the parcel subject to the GPA, and has been designed to comply with the proposed Land Use District 
requirements. The proposed Project features three different apartment building structures, with one 
bedroom floorplans that each offer 919 square feet of living space. Private amenities to serve the residents 
of the development are provided as part of the Project, and includes a clubhouse, dog run, covered terrace, 
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and other open space and common area landscaping. Each residential unit is also provided with a separate 
private yard. A Density Bonus Agreement is also proposed for an age-restricted senior housing project, 
and pursuant to Section 83.010715(b)(4) of the Yucaipa Development Code permits a 100% increase in 
land use density. Therefore, the Project has an effective land use density of 17.2 du/ac.  
 
Variances: The proposed Project includes the approval of a total of four (4) different variances, with two 
Major Variances related to the side yard setback encroachment, a Minor Variance for another side yard 
setback encroachment, and a Minor Variance for exceeding the lot coverage requirements. A letter of 
justification has been prepared by the applicant team and generally notes that these variances are related 
to constraints from the existing built environment, where portions of the site feature existing drive aisles 
and easements that serve the adjoining commercial uses, and therefore impact the building placement and 
hardscape requirements. In addition, the site is also unusual as it is a form of mixed-use development, 
with residential uses located within existing commercial development; a commercial development project 
that had the same footprint would not be subject to the same lot coverage and setback requirements of this 
Project, and would not require a variance. Findings for the Variance are required to be adopted as part of 
the Project approval process.  
 
Architecture Review: The Project includes the architecture review of the proposed building structures, 
which would fulfill the City’s standard Conditions of Approval, as Planning Commission approval of the 
building design is required prior to the issuance of a building permit. Renderings of the design are 
provided below for reference.     
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Figure 1 – Aerial Image of Site 

 
 

Figure 2 – Existing Land Use Designations 
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Figure 3 – Conditional Use Permit Exhibit 
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1) All answers must take account of the whole action involved, including off-site as well as on-site, 
cumulative as well as project-level, indirect as well as direct, and construction as well as operational 
impacts. 

 
2) 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). 

 
3) 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: Potentially Significant Unless Mitigation Incorporated” applies where the 

incorporation of mitigation measures has reduced an effect from “Potentially Significant Impact” to a “Less 
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 17, “Earlier Analysis,” 
may be cross-referenced). 

 
5) Earlier analysis 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 Measures 

Incorporated,” describe the mitigation measures which 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 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 analysis of each issue should identify: (a) the significance criteria or threshold used to evaluate each 

question; and (b) the mitigation measure identified, if any, to reduce the impact to less than significance. 



Issues and Supporting Information  Potentially 
Significant 
Impact 

Less than  
Significant 
With 
Mitigation 
Incorporated 

Less Than 
Significant 
Impact 

No Impact 
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1.  AESTHETICS.  Would the project: 
a)  Have a substantial adverse effect on a scenic vista?   X  
b)  Substantially damage scenic resources, including, but not limited to trees, 
rock outcroppings, and historic buildings within a state scenic highway?    X 

c)  Substantially degrade the existing visual character or quality of the site and its 
surroundings?   X  

d)  Create a new source of substantial light or glare which would adversely affect 
day or nighttime views in the area?   X  

 
a) Less Than Significant Impact 
 
Policy PR-4.7, Scenic Resources, of the City’s 2016 General Plan states that the City will “Protect Yucaipa’s scenic 
resources, including scenic corridors along roads and views of the hillsides, prominent ridgelines, canyons, and other 
significant natural features, to the extent practical.” Resources identified in the General Plan includes the City’s 
designated Scenic Corridors (Bryant Street, Yucaipa Boulevard, Wildwood Canyon Road, and Oak Glen Road) and the 
prominent hillsides, ridgelines, and open space areas that surround the City, including Crafton Hills and the San 
Bernardino National Forest. The Project site is relatively flat, and is not located adjacent to the City’s scenic corridors or 
to any unique open space features such as a prominent hillside or ridgeline. In addition, the existing development pattern 
within the vicinity of the proposed Project site features commercial uses and multiple family residential. As such, the 
proposed Project would have a less than significant effect on scenic vistas.  
 
b) No Impact 
 
According to Caltrans Scenic Highway Program, there are no official state designated scenic highways that exist within 
the City of Yucaipa. A portion of State Route 38 passes through the City of Yucaipa, and is an eligible state scenic 
highway that has not been officially designated; however, this section of roadway is located approximately three miles 
north from the proposed Project site. The City of Yucaipa has designated Bryant Street, Yucaipa Boulevard, Wildwood 
Canyon Road, and Oak Glen Road as scenic corridors within the City. The proposed GPA would impact a site that has no 
frontage along a public roadway, but is instead accessed through existing drive aisles within the commercial properties 
along the corner of 5th Street and Yucaipa Boulevard. As such, there would be no impacts to resources along a scenic 
route as a result of the proposed Project. 
 
c) Less Than Significant Impact 
 
The Project is located on a previously-disturbed vacant lot, adjacent to existing commercial uses, including the 5th Street 
Marketplace, and multiple family residential uses to the north. No protected trees or other notable resources are located 
on the Project site. The architecture design and conceptual landscaping for any future development is required to be 
reviewed and approved by the Planning Commission prior to any construction in order to confirm that the design would 
be compatible and consistent with the character in the area. The Conditional Use Permit site plan and the Architectural 
Review submittal for the Project entitlement provides for setbacks typical of the current CG-land use district to best 
integrate the site design as a mixed-use type of setting. Further, the architectural design of the proposed Project provides 
a modern aesthetic intended to compliment the façade update that is currently under construction for the portions of the 
5th Street Marketplace that abut the proposed Project. Therefore, development of the proposed Project would have a less 
than significant impact to the visual quality by providing better uniformity for the adjacent development located along the 
exterior boundaries of the Project site. 
 
d) Less Than Significant Impact 
 
Additional lighting will occur due to the development of residences and the installation ornamental lighting and parking 
lot lights. The proposed Project would permit the construction of 32 new dwelling units to the area, which will result in 
new sources of nighttime lighting, including, but not limited to: street lighting, building-mounted lights on the proposed 
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new homes, and ornamental landscaping and pathway lights. However, the amount of lighting will be similar to other 
residential areas north of the site and would be less than the existing commercial uses that also surrounding the site. The 
Project will be required to comply with the City’s Development Code, which contains property development and general 
design standards that ensure new developments and expansions of existing developments will not have a negative impact 
upon surrounding land uses. This includes the requirement that any lighting to be added to the project shall be shielded to 
minimize light spillage to adjacent properties. Substantiated through the Architectural Review process, the perimeter of 
the GPA area would also be developed with drought-tolerant trees, decorative landscaping, architectural features, and 
other design techniques that help to minimize light spillage onto neighboring areas. Therefore, impacts related to light 
and glare will be less than significant through compliance with the Development Code. 
 
2.  AGRICULTURE RESOURCES:  In determining whether impacts to agricultural resources are significant environmental 
effects, lead agencies may refer to the California Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the 
California Department of Conservation as an optional model to use in assessing impacts on agriculture and farmland.  Would the 
project?  
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? 

   X 

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

c)  Conflict with existing zoning for, or cause rezoning of, forest land (PRC 
12220(g)), or Timberland zoned Timberland Production (GC 51104(g))    X 

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

   X 

 
a-d) No Impact 
 
According to the State Dept. of Conservation Important Farmland Map, San Bernardino County 2014, Sheet 2 of 2, the 
proposed Project site is designated “Urban and Built-up Land” and does not contain any prime, unique, or important 
farmland. In addition, there are no active Williamson Act contracts within the City of Yucaipa. The City of Yucaipa 
utilizes a “one map system” in which the General Plan Land Use Designations and Zoning Categories are the same and 
combined onto one map. The property is currently designated as General Commercial and proposed to be Multiple 
Residential, neither of which are agricultural or forest land designations. In addition, the site is currently vacant and no 
agricultural activities are occurring onsite. The proposed GPA and the proposed housing Project within the GPA area 
would not conflict with zoning for an agricultural use or a Williamson Act contract, and would not convert farmland to a 
non-agricultural use. Further, no forest land or timberland is located within the Project site.  
 
e) No Impact 
 
As noted in items a-d above, the area is designated “Urban and Built-up Land” and no portions of the area are currently 
farmed nor subject to Williamson Act contracts. In addition, no portion of the area is located within a forest area. As 
such, the proposed GPA would not affect these resources. 
 
3.  AIR QUALITY:  Where available, the significance criteria established by the applicable air quality management or air pollution 
control district may be relied upon to make the following determinations.  Would the project:  
a)  Conflict with or obstruct implementation of the applicable air quality plan?   X  
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? 

  X  

c)  Expose sensitive receptors to substantial pollutant concentrations?   X  
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d)  Result in other emissions (such as those leading to odors) adversely affecting 
a substantial number of people?   X  

 
a) Less Than Significant Impacts 
 
Air quality plans describe air pollution control strategies to be implemented by a city, county, or regional air district. The 
primary purpose of the air quality plans is to bring an area that does not attain federal and state air quality standards into 
compliance with those standards pursuant to the requirements of the Clean Air Act and California Clean Air Act. A 
consistency determination plays an important role in local agency project review by linking local planning and individual 
projects to the applicable air quality plan.  
 
The proposed Project is within the South Coast Air Basin (Basin), and the South Coast Air Quality Management District 
(SCAQMD) is the agency principally responsible for comprehensive air pollution control in the Basin. SCAQMD is 
directly responsible for reducing emissions from stationary (area and point), mobile, and indirect sources, and responded 
to this requirement by preparing the 2016 Air Quality Management Plan (AQMP), an air quality management plan 
covering all portions of the Basin.  
 
The regional emissions inventory for the South Coast Air Basin was compiled by SCAQMD, the San Bernardino 
Association of Governments (SANBAG), and the Southern California Association of Governments (SCAG), and is used 
for the AQMP. Regional population, housing, and employment projections are based, in part, on the City’s General Plan 
land use designations. The proposed GPA would result in a land use change on approximately 1.86 acres from the City’s 
General Commercial (CG) Land Use Designation to Multiple Residential (RM-72C).  
 
The SCAQMD CEQA Handbook states that “New or amended General Plan Elements (including land use zoning and 
density amendments), Specific Plans, and significant projects must be analyzed for consistency with the AQMP.” A 
proposed project should be considered to be consistent with the AQMP if it furthers one or more policies and does not 
obstruct other policies. The SCAQMD CEQA Handbook identifies two key indicators of consistency: 
 

(1) Whether the project will result in an increase in the frequency or severity of existing air quality violations or 
cause or contribute to new violations, or delay timely attainment of air quality standards or the interim emission 
reductions specified in the AQMP. 
 
(2) Whether the project will exceed the assumptions in the AQMP or increments based on the year of project 
buildout and phase. 

 
Based on the air quality modeling analysis that has been completed, neither short-term construction, nor long-term 
operation of the proposed Project will result in significant impacts based on SCAQMD regional and local thresholds of 
significance. The proposed Project is not projected to contribute to the exceedance of any air pollutant concentration 
standards and is found to be consistent with the AQMP for the first criterion. 
 
Furthermore, the proposed Project is not anticipated to substantially exceed the AQMP assumptions for the project site 
and is consistent with the AQMP for the second criterion because the project site currently has a residential General Plan 
designation, and the change of General Plan Land Use Designation from General Commercial (CG) to Multiple 
Residential (RM) will not substantially change the overall intensity of the designation. The addition would result in a net 
increase of 32 units, would not result in a substantial change of the built-out projection for the City, and would represent 
a fractional change to the entire SCAB area. Specifically, the change in designation affects a small portion of the City, 
and the higher density development, particularly adjacent to existing commercial uses and creating a mixed use built 
environment, would have a net benefit for Vehicle Miles Traveled (VMTs), which has a positive benefit towards air 
quality-related impacts. Based on the above, the proposed project will not result in an inconsistency with the SCAQMD 
AQMP. Therefore, the Project will not conflict with or obstruct the implementation of the 2016 AQMP, and a less than 
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significant impact will occur 
 
b-c) Less Than Significant Impacts 
 
The proposed Project would result in the development of approximately 1.86 acres into 32 total residential units. To 
quantify project-related impacts, the proposed Project was evaluated utilizing the CalEEMod version 2016.3.2 air quality 
modeling program for this MND, using very conservative parameters for its assessment. The results are as follows:  
 
 
 

Construction - Maximum Daily Emissions  
  VOC NOx CO SO2 PM 10 PM 2.5 
Year LB/Day 
2020 2.18 20.99 15.19 .03 3.52 2.11 
2021 19.02 13.99 13.93 .03 .96 .74 
SCAQMD Threshold 75 100 550 150 150 55 
Exceed? No No No No No No 

 
 

Operation - Maximum Daily Emissions  
  VOC NOx CO SO2 PM 10 PM 2.5 
Category LB/Day 
Area .73 .03 2.64 1.4000e-004 0.01 .01 
Energy .15 .12 .05 8.0000e-004 0.01 .01 
Mobile .12 .60 1.55 5.7600e-003 .48 .13 
Total .86 .75 4.25 6.7000e-003 .50 .16 
SCAQMD Threshold 55 55 550 150 150 55 
Exceed? No No No No No No 

 
Construction related impacts would be reduced by the appropriate dust control measures implemented during each phase 
of development, as required by SCAQMD Rule 403 - Fugitive Dust. The requirements for Rule 403 include, but are not 
limited to, applying water in sufficient quantities to prevent the generation of visible dust plumes, applying soil binders to 
uncovered areas, reestablishing ground cover as quickly as possible, utilizing a wheel washing system to remove bulk 
material from tires and vehicle undercarriages before vehicles exit the lots, and maintaining effective cover over exposed 
areas. Engineering Department specific Conditions of Approval for any future development proposals would include 
provisions for Rule 403 that will apply during grading and building activities to minimize fugitive dust. Other SCAQMD 
rules would also apply, such as Rule 1113 for low VOC paints and materials. Operational impacts would be minimized 
by adherence to the Building Code and Title 24 requirements. Other SCAQMD rules, such as Rule 445 prohibiting the 
use of wood-burning fireplaces, would also apply and reduce operational impacts. As such, impacts would be less than 
significant. 
 
d) Less Than Significant Impact 
 
The Project site is adjacent to residences and an elementary school, which are considered to be sensitive receptors by the 
City’s General Plan. During site improvement construction activities associated with future residential development, 
there may be some level of odor exposure resulting from asphalt paving and roadway improvements activities. However, 
the limited duration and area involved in paving activities would not result in significant levels of odors affecting a 
substantial number of people, as there are a relatively limited number of residences in the direct vicinity of the site. In 
addition, the operations of residential projects do not include materials or uses that create substantial odors. As such, 
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impacts would be less than significant.  
 
4.  BIOLOGICAL RESOURCES.  Would the project: 
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 Game or U. S. Fish and Wildlife Service? 

   X 

b)  Have a substantially 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 Game or U. S. Wildlife Service? 

   X 

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

   X 

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

   X 

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

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

   X 

 
a-f) No Impact 
 
The Project site is located within an urbanized area of the City of Yucaipa. The Project site is not identified in Figure PR-
5, Wildlife Corridors of the General Plan. A visual site investigation conducted by Staff confirmed that that the Project 
site has been disturbed by prior grading and site development activities for a previously-approved commercial 
development project, and does not feature any candidate, sensitive, or special status species; riparian habitat or other 
sensitive natural community; wetlands; and wildlife corridors. Further, the site does not feature Coast Live Oak Trees, 
which are protected by the City of Yucaipa. As such, future residential development would no impact biological 
resources. The proposed Project revisions would not conflict with any local policies or ordinances relating to biological 
resources, and no Habitat Conservation Plans, Natural Community Conservation Plans, or other approved plans apply to 
the site. Therefore, the proposed Project would have no effect on biological resources.  
 
5.  CULTURAL RESOURCES.  Would the project: 
a)  Cause a substantial adverse change in the significance of a historical resource 
as defined in Section 15064.5?    X 

b)  Cause a substantial adverse change in the significance of an archaeological 
resources pursuant to Section 15064.5?  X   

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

d)  Disturb any human remains, including those interred outside of formal 
cemeteries?  X   

 
a) No Impact 
 
The proposed GPA is located on a vacant parcel that had been previously-disturbed. No structures over 45 years old are 
currently located onsite, and no potential historic artifacts have been reported onsite.  As a result, no adverse change to 
the significance of a historical resource is expected to occur.  
 
b) Less Than Significant Impact with Mitigation 
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Figure PR-6 of the City’s General Plan identifies that the subject site is located within a Cultural Sensitivity Area. The 
proposed Project consists of a GPA to permit either single family or multiple family development on the subject parcels. 
In addition, a CUP have been submitted to permit a senior housing apartment project. Consultation with local tribes, 
pursuant to SB 18 and AB 52, is required for the proposed Project, and additional details are included within the Tribal 
resources section of this MND. In accordance with AB 52 and SB 18 requirements, the City sent invitation letters to 
representatives of the Native American contacts on May 6, 2020, formally inviting tribes to consult with the City on the 
GPA. The intent of the consultations is to provide an opportunity for interested Native American contacts to work 
together with the City during the project planning process to identify and protect tribal cultural resources. A response 
letter was received from the San Manuel Band of Mission Indians and the Soboba Band of Luiseno Indians requesting 
consultation, which concluded on June 5, 2020 and August 4, 2020 respectively. As a result of the consultation efforts, 
mitigation measures have been developed for the Project and are included as part of the proposed Project’s Condition of 
Approval, and are intended to address the process should there be any inadvertent discovery of resources. Incorporation 
of the mitigation measures will ensure a less than significant impact. 
 
c) Less Than Significant Impact 
 
Figure PR-6 of the City’s General Plan identifies that the subject site is located within a Paleontological Resource 
Sensitivity Area. As such, there may be a potential for new resources to be discovered. As such, the Project would 
implement the City’s Standard Condition of Approval which states: 
 

“Prior to grading, arrangements acceptable to the County Museum shall be made to have present during grading a 
qualified vertebrate paleontologist to monitor in the event paleontologic resources are encountered during rough 
grading.  The monitor shall have the authority to temporarily suspend grading operations in the vicinity of such 
resources until they have been evaluated and appropriate data recovery measures implemented.  The results of 
the monitoring shall be documented in writing and submitted to the County Museum for review prior to issuance 
of building permits.  For more information, contact the County Museum at 909-307-2669.” 

 
d) Less Than Significant Impact with Mitigation 
 
There are no known human remains on the site. A review of historic aerial photos and maps at Netronline.com was 
conducted and did not identify possible cemeteries in the area, and therefore a low likelihood exists that human remains 
could be uncovered during ground-disturbing activities. However, there is always a possibility that unidentified human 
remains could be discovered during Project construction. Consistent with State law, if at any time during grading human 
remains are found, the project is to be conditioned to halt work and contact made with the San Bernardino County 
Coroner’s Office. Standard Conditions of Approval are included pertaining to State Health and Safety Code Section 
7050.5. In addition, any discoveries of remains would also be assessed to determine if they are of Native American 
origin, which is further discussed within the tribal resources section of this MND. As a result of the consultation process, 
measures are included to reduce impacts to a less than significant level.  
 
Mitigation Measures:  
 

• CUL-1: In the event that cultural resources are discovered during project activities, all work in the immediate 
vicinity of the find (within a 60-foot buffer) shall cease and a qualified archaeologist meeting Secretary of 
Interior standards shall be hired to assess the find. Work on the other portions of the project outside of the 
buffered area may continue during this assessment period. Additionally, the San Manuel Band of Mission Indians 
Cultural Resources Department (SMBMI) and the Soboba Band of Luiseno Indians shall be contacted, as 
detailed within TCR-1, regarding any inadvertent discoveries of archaeological resources. The tribe(s) shall also 
be provided information after the archaeologist makes his/her initial assessment of the nature of the find, so as to 
provide Tribal input with regards to significance and treatment.  
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• CUL-2: If  cultural resources, as defined by CEQA (as amended, 2015), are discovered and avoidance cannot be 

ensured, the archaeologist shall develop a Monitoring and Treatment Plan, the drafts of which shall be provided 
to SMBMI and the Soboba Band of Luiseno Indians for review and comment, as detailed within TCR-1. The 
archaeologist shall monitor the remainder of the project and implement the Plan accordingly, and proof of Tribal 
monitor obtainment (i.e. monitoring agreement, proof of hire, etc.) shall then be secured with/for both the 
SMBMI and the Soboba Band of Luiseno Indians and provided to the City prior to recommencement of ground 
disturbing activities.  
 

• CUL-3: If human remains or funerary objects are encountered during any activities associated with the project, 
work in the immediate vicinity (within a 100-foot buffer of the find) shall cease and no soil shall be exported off-
site until a determination can be made regarding the provenance of the human remains.  The following 
procedures as set forth in the California Environmental Quality Act (CEQA), Section 15064.5(e), the California 
Public Resources Code (PRC) (Section 5097.98), and the State Health and Safety Code (Section 7050.5) shall 
then be undertaken: 
 
The archaeological monitor will halt work within the immediate area and any nearby area reasonably suspected 
to overlie adjacent remains, establish an ESA boundary to protect the find from impact, and immediately notify 
the City. Project work outside the established ESA may continue. In accordance with Section 7050.5 of the 
California Health and Safety Code, if human remains are found, the County Coroner shall be notified within 24 
hours of the discovery. No further excavation or disturbance of the site or any nearby area reasonably suspected 
to overlie adjacent remains shall occur until the County Coroner has determined, within two working days of 
notification of the discovery, the appropriate treatment and disposition of the human remains. If the County 
Coroner determines that the remains are, or are believed to be, Native American, s/he shall notify the NAHC in 
Sacramento within 48 hours. In accordance with California Public Resources Code, Section 5097.98, the NAHC 
must immediately notify those persons it believes to be the most likely descendant from the deceased Native 
American. The most likely descendant shall complete their inspection within 48 hours of being granted access to 
the site. The designated Native American representative would then determine, in consultation with the property 
owner, the disposition of the human remains. 
 

• TRI-1: The San Manuel Band of Mission Indians Cultural Resources Department (SMBMI) and the Soboba 
Band of Luiseno Indians shall be contacted, as detailed in CR-1, of any  cultural resources discovered during 
project implementation, and be provided information regarding the nature of the find, so as to provide Tribal 
input with regards to significance and treatment. Should the find be deemed significant, as defined by CEQA (as 
amended, 2015), a cultural resources Monitoring and Treatment Plan shall be created by the archaeologist, in 
coordination with SMBMI and the Soboba Band of Luiseno Indians , and all subsequent finds shall be subject to 
this Plan. This Plan shall allow for monitors to be present that represents SMBMI and the Soboba Band of 
Luiseno Indians for the remainder of the project, should SMBMI and the Soboba Band of Luiseno Indians elect 
to place a monitor on-site. 
 

• TRI-2: Any and all archaeological/cultural documents created as a part of the project (isolate records, site 
records, survey reports, testing reports, etc.) shall be supplied to the applicant and Lead Agency for dissemination 
to SMBMI and the Soboba Band of Luiseno Indians. The Lead Agency and/or applicant shall, in good faith, 
consult with SMBMI and the Soboba Band of Luiseno Indians throughout the life of the project.  

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

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

 
a, b) Less Than Significant Impact 
 
During construction, the Project would result in energy consumption through the combustion of fossil fuels used for 
worker vehicles and construction equipment, such as bulldozers, frontend loaders, and forklifts, and through the use of 
electricity to provide power for temporary construction buildings, lighting, and other sources. California Code of 
Regulations Title 13, Sections 2449(d)(3) and 2485, limits idling from both on-road and off-road diesel-powered 
equipment and is enforced by the California Air Resources Board. These limitations on idling of vehicles and equipment, 
and the requirements that equipment be properly maintained, would result in fuel savings. Idling limitation are also 
included as Best Management Practices to reduce noise-related impacts. Also, due to the cost of fuel, contractors and 
owners have a practical financial incentive to avoid wasteful, inefficient, and unnecessary consumption of energy during 
construction. Due to the temporary nature of construction and the financial incentives for developers and contractors to 
use energy-consuming resources in an efficient manner, the construction phase of the Project would not result in 
wasteful, inefficient, and unnecessary consumption of energy. Further, there are no policies at the local level applicable 
to energy conservation specific to the construction phase. Therefore, it is anticipated that the construction phase of the 
Project would not conflict with State or local renewable or energy efficiency objectives 
 
The operational phase of the Project would consume energy as part of building operations and transportation activities. 
Building operations for the Project would involve energy consumption for multiple purposes including, but not limited 
to, building heating and cooling, lighting, and home electronics. The Project’s residential structures would be designed 
and constructed in accordance with the State’s Title 24 energy efficiency standards. These standards, widely regarded as 
the most advanced energy efficiency standards, would help reduce the amount of energy required for lighting, water 
heating, and heating and air conditioning in buildings and promote energy conservation. The Project would be required 
by State law to comply with these energy conservation standards. In addition, the residential structures are required to 
provide solar panels to further reduce energy usage. Operational energy would also be consumed during vehicle trips 
associated with the Project. Increased density development projects further work to reduce vehicle miles traveled, 
especially when located adjacent to developed areas. Specifically, the project would provide direct access and 
connectivity to neighborhood serving retail uses, including a grocery store, restaurants, a gym, and other uses that will be 
walkable from the proposed Project, reducing the need for those individual trips. Therefore, the Project would not result 
in an inefficient, wasteful, or unnecessary use of energy. Operational energy impacts would be less than significant. 
 
Further, the Project would provide consistency with the City’s locally adopted GHG Reduction Plan. This Project 
consists of the construction of 32 new dwelling units on an undeveloped lot. The new park building would be built to 
meet or exceed all California Green Building Standards Codes (CALGreen Code) resulting in lower energy use and GHG 
emissions compared to older buildings. This would ensure project compliance with applicable CAP measures: 
 

• State‐1: Senate Bill 1078 (2002)/Senate Bill 107 (2006) and Senate Bill 2 (2011) Renewable Portfolio Standard 
• State‐2: Title 24 Standards for Non‐Residential and Residential Buildings (Energy Efficiency Standards and 

CALGreen) 
• State‐3: AB 1109 (Huffman) Lighting Efficiency and Toxics Reduction Act 
• PS‐1 GHG Performance Standard for New Development 

 
The landscaping would be low water‐tolerant and energy‐efficient, thus minimizing landscape water usage, and ensuring 
compliance with CAP measure Water‐3. These Project features also show consistency with the GHG Performance 
Standard for New Development in the CAP, and reduce the energy usage of new buildings. Thus, the Project would not 
Conflict with or obstruct a state or local plan for renewable energy or energy efficiency. Operational energy impacts 
would be less than significant. 
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7.  GEOLOGY AND SOILS.  Would the project:     
a)  Expose people or structures to potential substantial adverse effects, including the risk of loss, injury or death involving: 

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

   X 

(ii)  Strong seismic ground shaking?   X  
(iii)  Seismic-related ground failure, including liquefaction?   X  
(iv)  Landslides?   X  

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

   X 

(d)  Be located on expansive soil, as defined in Table 18-a-B of the Uniform 
Building Code (1994), creating substantial risks to life or property?    X 

(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? 

   X 

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

 
a) Less Than Significant Impacts 
 

i-iv. The site does not lie within the boundaries of an Earthquake Fault Zone as defined by the State of California 
Alquist-Priolo Earthquake Fault Zoning Act. However, Southern California is a seismically active area. As such, 
seismic shaking may occur, and seismic ground shaking and ground rupture due to movement of a fault is a 
potential hazard in Yucaipa. The Project will be required to comply with the Yucaipa Municipal Code and the 
Building Code, which is designed to mitigate earthquake hazards. The Uniform Building Code (UBC) has 
identified groundwater within 50 feet of the surface as a potential problem for seismic-related ground failure, 
including liquefaction. According to the Yucaipa General Plan ground water can vary within the City from 
depths lower than 300 feet below surface elevation to as close as 40 feet. Based upon information contained 
within the Yucaipa General Plan, Yucaipa Valley Water District, and the San Bernardino Municipal Valley 
Water District, the depth to ground water at the subject property exceeds the 50 feet that is considered a potential 
problem for seismic-related ground failure. Due to the depth of groundwater, the potential for liquefaction near 
the subject area is considered minimal. The Project site is also located on and surrounded by relatively flat land, 
and is therefore not susceptible to seismically induced landslides. 

 
b) No Impact 
 
The Project site is not traversed by any USGS identified drainage courses. Subsequent projects permitted with the new 
residential land use designation would be required to prepare and implement all National Pollutant Discharge Elimination 
System (NPDES) permit requirements and appropriate BMPs (Best Management Practices) through a Storm Water 
Pollution Prevention Plan (SWPPP) and Water Quality Management Plan (WQMP). These plans are a standard condition 
for projects over one (1) acre in size and are intended to minimize soil erosion and prevent the off-site discharge of 
pollutants. Compliance with these provisions would ensure less than significant impacts for any future residential project. 
 
c) No Impact 
 
See above items 6 (a) and (b). Due to the depth of groundwater and relatively flat terrain of where the proposed use is 
located, the potential for liquefaction or landslide is minimal.  
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d) No Impact 
 
The area subject to the GPA is not identified as being within the City’s Geologic Hazard Overlay as shown on General 
Plan Exhibit S-1, and is not expected to be susceptible to landslides and related phenomenon. The site is relatively flat, 
and is not located adjacent to any unstable areas, such as steep hillsides. As such, the proposed Project would not impact 
a geologic unit or soil that is unstable, and would not cause such an area to become unstable as a result of the Project. 
 
e) No Impact 
 
The proposed Project will connect to the Yucaipa Valley Water District (YVWD) sewer services that are available to the 
site, and will not utilize any septic tanks. 
 
f) Less than Significant Impact 
 
Figure PR-6 of the City’s General Plan identifies that the subject site is located within a Paleontological Resource 
Sensitivity Area. As such, there may be a potential for new resources to be discovered. As such, the Project would 
implement the City’s Standard Condition of Approval which states: 
 

“Prior to grading, arrangements acceptable to the County Museum shall be made to have present during grading a 
qualified vertebrate paleontologist to monitor in the event paleontologic resources are encountered during rough 
grading.  The monitor shall have the authority to temporarily suspend grading operations in the vicinity of such 
resources until they have been evaluated and appropriate data recovery measures implemented.  The results of 
the monitoring shall be documented in writing and submitted to the County Museum for review prior to issuance 
of building permits.  For more information, contact the County Museum at 909-307-2669.” 

 
8.  GREENHOUSE GAS EMISSIONS.  Would the project: 
a)  Generate greenhouse gas emissions, either directly or indirectly, that may have 
a significant impact on the environment?   X  

b)  Conflict with an applicable plan, policy or regulation adopted for the purpose of 
reducing the emissions of greenhouse gases?  X   

 
a, b) Less Than Significant Impact with Mitigation (B) 
 
In September 2015, the City of Yucaipa adopted a Climate Action Plan (CAP) that includes GHG emission inventories, 
identifies the effectiveness of California initiatives to reduce GHG emissions, and identifies local measures to reduce 
GHG emissions. The City has selected a goal to reduce community-wide GHG emissions by 15 percent below 2008 
baseline levels by the year 2020, consistent with AB 32, and ensures that the City is providing GHG reductions locally 
that will complement the state and international efforts of stabilizing climate change. 
 
As part of the CAP, the City adopted a “GHG Performance Standard for New Development” (PS) that would provide a 
streamlined and flexible program for new residential and nonresidential projects to reduce their emissions. The PS 
established a goal of a 29% GHG reduction, and provides a screening table checklist for project applicants to utilize to 
demonstrate their GHG reduction. Therefore, consistency with the CAP would be based on whether the Project 
implements the measures in the Screening Tables.  
 
The point values in the CAP Screening Tables correspond to the minimum emissions reduction expected from each 
feature of a project. The menu of features allows maximum flexibility and options for how development projects can 
implement the GHG reduction measures. The CAP identifies that projects that garner a total of 100 points or greater from 
the screening tables would have a less than significant individual and cumulative impact for GHG emissions. Residential 
development could include measures to address energy efficiency, renewable energy generation, water conservation, 
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vehicle trips, bicycle infrastructure, and neighborhood electric vehicle infrastructure. A future development application 
would achieve a total of 100 points would also be consistent with the CAP, and would demonstrate that it would have a 
less than significant impact in regards to GHG emissions. 
 
Mitigation Measure: 
 
GHG-1: Prior to issuance of building permits, the Project shall achieve at least 100 points under the Screening Table for 
residential projects in the City of Yucaipa Climate Action Plan. 
 
9.  HAZARDS AND HAZARDOUS MATERIALS.  Would the project? 
a)  Create a significant hazard to the public or the environment through the 
routine transport, use or disposal of hazardous materials?   X  

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

   X 

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

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?   

   X 

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

   X 

f)  Impair implementation of, or physically interfere with an adopted emergency 
response plan or emergency evacuation plan?    X 

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

  X  

 
a) Less Than Significant Impact 
 
The GPA would permit residential development consistent with the proposed RM land use designation, and allow for 
either single-family or multiple-family uses. A CUP and DBA application has also been submitted for the development 
of 32 age-restricted senior residential dwelling units. It is not anticipated that a residential project would directly involve 
the routine transport of hazardous materials; however, equipment used at the site during construction activities could 
utilize substances considered by regulatory bodies as hazardous, such as diesel fuel and gasoline from typical 
construction equipment, and would therefore have the potential to discharge hazardous materials during construction. 
These types of materials are not acutely hazardous, and all storage, handling, use, and disposal of these materials are 
regulated by federal and state requirements, which the project construction activities are required to strictly adhere to. 
These regulations include: the federal Occupational Safety and Health Act and Hazardous Materials Transportation Act; 
Title 8 of the California Code of Regulations (CalOSHA), and the state Unified Hazardous Waste and Hazardous 
Materials Management Regulatory Program. This amount of hazardous material discharge during construction is 
expected to be less than significant, and the Project would be required to comply with applicable laws, ordinances and 
procedures, and impacts would be less than significant through compliance with the aforementioned laws and 
requirements, and also through the implementation of a SWPPP and the WQMP requirements to prevent the off-site 
discharge of pollutants during construction and operation of the Project.  
 
During operation of the Project, potential hazardous materials would be limited to routine elements associated with 
residential development, including the use of yard fertilizers, and house cleaners and solvents, which would not represent 
a significant hazard. 
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(b-d) No Impact 
 
No hazardous materials will be transported to or from the site during Project construction or operation. The site is also 
not included on a list of hazardous materials sites compiled pursuant to Government Code Section 65962.5, nor is it 
within one-quarter mile of an existing or proposed school.  
 
e) No Impact 
 
The Project site is not within two miles of an airport of any type. The nearest airport is Redlands Municipal Airport 
(REI), which is located over 5.8 miles northwest from the Project site. In addition, the Project is not within the Redlands 
Airport Land Use Compatibility Plan. No impacts would occur with the Project.  
 
f) No Impact 
 
The proposed Project site is near the corner of Yucaipa Boulevard and 5th Street, which are existing paved roadways, and 
development of the site would not impact access to users traveling along the public right-of-way. Access to the site 
would be provided by the existing commercial drive aisles that connect the different commercial development areas 
around the subject site. Therefore the Project will not impair implementation of, or physically interfere with, an adopted 
emergency response plan or emergency evacuation plan.  
 
g) Less Than Significant Impact 
 
The Project site is within an urbanized area and adjacent to existing commercial residential development. The Project site 
is not within a special Fire Safety Review Area according to the City General Plan, nor adjacent to wildland areas. 
However, risks to future development from fire hazards are addressed through adherence to the City’s Standard 
Conditions of Approval as required by the City Fire Department, which includes provisions for adequate fire access, 
sprinkler water systems within habitable living spaces, and placement of new fire hydrants at applicable intervals that 
meet the water flow requirements of the Fire Code. 
 
10.  HYDROLOGY AND WATER QUALITY.  Would the project: 
a)  Violate any water quality standards or waste discharge requirements or 
otherwise substantially degrade surface or ground water quality   X  

b)  Substantially decrease groundwater supplies or interfere substantially with 
groundwater recharge such that the project may impede sustainable groundwater 
management of the basin? 

  X  

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 which would: 

i) result in a substantial erosion or siltation on- or off-site;    X  
ii) substantially increase the rate or amount of surface runoff in a manner 
which would result in flooding on- or offsite;    X  

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  

  X  

iv) impede or redirect flood flows?   X  
d)  In flood hazard, tsunami, or seiche zones, risk release of pollutants due to 
project inundation?   X  

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

 
a) Less Than Significant Impact 
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The proposed Project has the potential to release water pollutants during the construction and operation phases, which 
would have the potential to violate water quality standards.  
 
Construction:  
 
Three general sources of potential short-term, construction-related stormwater pollution associated with the proposed 
Project include: 1) the handling, storage, and disposal of construction materials containing pollutants; 2) the maintenance 
and operation of construction equipment; and 3) earthmoving activities which, when not controlled, may generate soil 
erosion via storm runoff or mechanical equipment. 

 
The proposed project would disturb approximately 1.87 acres of land and therefore would be subject to the NPDES 
permit requirements during construction activities. Prior to issuance of building permits, the Project would be required to 
comply with all applicable NPDES requirements through adoption and implementation of a submitted SWPPP and 
WQMP during the construction and operational phases of the Project. The SWPPP shall identify erosion control BMPs to 
minimize pollutant discharges during construction activities, and would include stabilized construction entrances, sand 
bagging, designated concrete washout, tire wash racks, silt fencing, and curb cut/inlet protection. The structural and 
nonstructural BMPs, and other measures included in the SWPPP and WQMP, would address water quality and waste 
discharge concerns associated with the Project. Compliance with these requirements is included as standard Conditions 
of Approval for the Project. As part of the review process for these documents, the City also verifies that there is a 
financial mechanism in place to ensure the continued maintenance of the measures proposed as part of the WQMP. 
Further, documentation will be provided to ensure all construction-related plans are consistent with each other. Impacts 
with regard to construction would be less than significant with implementation of existing regulations. 
 
Operation: 
 
The development of the Project would increase the amount of impervious areas onsite by replacing the vacant property 
with hardscape areas for the residential development, the internal street network within the site, the parking lot area, and 
the open space and yard improvements. To address water quality issues, an underground detention basin is proposed to 
receive and filtrate the runoff generated from the impervious surfaces. Compliance with existing federal, State, and local 
regulations related to water quality, implementation of BMPs included in the Project construction SWPPP, and design 
recommendations in the WQMP, would result in less than significant impacts. 

 
Waste water treatment for the Project area is provided by YVWD, and the proposed Project would be required to connect 
to the YVWD sewer collection and treatment system.  The proposed Project would not generate hazardous wastewater 
that would require any special waste discharge permits. Impacts would be less than significant with implementation of 
existing regulations. 
 
b) Less Than Significant Impact 
 
The proposed Project will use potable water provided by YVWD, and a Preliminary Service Evaluation letter has been 
provided by the agency indicating that they will be able to serve the Project. No hazardous materials or other materials 
will be injected into groundwater supplies and no wells are proposed for the Project which would have the potential to 
draw from the groundwater table. Further, the Project would not impact any existing groundwater recharge areas, or 
substantially reduce runoff to which recharge facilities would no longer be able to operate. Impacts would be less than 
significant. 
 
c) Less Than Significant Impact 
 
The Project site is not located within a drainage course, nor a designated floodway and or 100 and 500 year floodplain, 
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and no defined blue line stream is depicted on the Yucaipa, CA U.S.G.S. Map for the Project area. The Project site is 
relatively flat, sloping towards the south and west, and does not feature any significant drainage features. Construction 
and operation of the proposed Project would result in the increase of the net area of impermeable surfaces on the site 
because the site is currently vacant. The Project is conditioned to ensure the amount of historical runoff through the 
property as a Standard Condition applied to all development projects, and, potential erosion from the Project would be 
controlled through measures incorporated as part of the adopted SWPPP and WQMP for the proposed Project, and will 
be required to utilize various structural and non-structural best management practices (BMPs) per the requirements of the 
Santa Ana Regional Water Quality Control Board. To meet the Conditions of Approval pertaining to storm water runoff, 
the Project design features an underground detention basin within the interior of the Project site. This basin is designed to 
capture the storm runoff within the property, and would prevent substantial erosion or siltation on- or off-site, or any 
increase in the rate or amount of surface runoff that would create flood-related hazards. Implementation of the various 
structural and non-structural BMPs from the SWPPP and WQMP would also ensure that runoff water does not exceed 
the capacity of existing or planned stormwater drainage systems or result in significant pollution.  
 
d) No Impact 
 
Based on review of the 2016 General Plan and recent aerial photo maps, the proposed Project is not subject to the 
potential effects of a seiche, tsunami, or mudflows caused by such due to lack of upstream water bodies. The City of 
Yucaipa is located along Interstate 10 and is over 55 miles east of the Pacific Ocean. As such, the City is not under threat 
of a tsunami, otherwise known as a seismic sea wave. Similarly, the potential for a seiche to occur is remote, given the 
limited number of large water bodies within Yucaipa and its sphere of influence. Therefore, no impact is expected. 
 
e) Less Than Significant Impact 
 
On May 22, 2017, the City Council, adopted Resolution 2017-18, approving a Memorandum of Agreement (MOA) to 
form the Yucaipa Sub-Basin Groundwater Sustainability Agency (YGSA) with the Cities of Calimesa and Redlands; the 
South Mesa Water Company; the South Mountain Water Company; the Western Heights Water Company; the Yucaipa 
Valley Water District; the San Bernardino Valley Municipal Water District; and the San Gorgonio Pass Water Agency.  
The MOA was formally adopted by all agencies party to the Agreement, and was submitted to the State Department of 
Water Resources by the San Bernardino Valley Municipal Water District. 
 
The Sustainable Groundwater Management Act (SGMA) provides the YSGA broad powers in the implementation of the 
YGSP and collaborative management of the Yucaipa Groundwater Sub-Basin.  This includes the adoption of rules, 
regulations, ordinances and resolutions as may be necessary to manage and protect the basin. One of the many goals of 
the YSGA is the development of groundwater recharge projects.  The City, in cooperation with the San Bernardino 
County Flood Control District, San Bernardino Valley Municipal Water District, and other partners and stakeholders 
have developed and constructed projects that capture and recharge storm flows for replenishment of the Yucaipa Basin. 
Future projects will also be developed to allow for active groundwater recharge opportunities. The proposed Project 
would not conflict with or obstruct implementation of the efforts of the YGSA.  
 
The City is a municipal separate storm sewer system (MS4) stormwater permittee and participates with 20 other 
municipal agencies in the San Bernardino Valley region to establish Best Management Practices (BMPs) for residents, 
businesses, students, and governments in preventing and reducing stormwater pollution. Keeping pollutants out of 
stormwater is an integral component of a sustainable groundwater management program. Under the MS4 permit, the City 
requires new development to design and implement WQMPs that meet the San Bernardino County Technical Guideline 
threshold. For the development of the site, the applicant will be required to show implementation of the various structural 
and non-structural BMPs where applicable, and would therefore not conflict with or obstruct implementation of a water 
quality control plan. 
 
11.  LAND USE AND PLANNING.  Would the project: 
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a)  Physically divide an established community?    X 
b)  Conflict with an applicable land use plan, policy or regulation of an agency 
with jurisdiction over the project (including, but not limited to the general plan, 
specific plan, local coastal program, or zoning ordinance) adopted for the purpose 
of avoiding or mitigating an environmental effect? 

  X  

 
a) No Impact 
 
Dividing an established community typically involves creating a physical barrier that changes the connectivity between 
areas of the community. The Project site is located on a property that is vacant. The development of the site with either 
single-family or multiple-family projects would not bisect any portion of the City, and would be completely contained 
within an existing site. As such, no new structures that could be proposed will have the potential to physically divide a 
community, and the Project does not propose any other action that would physically divide an established community. 
 
b) Less Than Significant Impact 
 
The proposed GPA would change the City’s General Plan/Land Use Map to allow for multiple-family residential 
development instead of commercial development. The proposed RM Land Use Designation is located directly north of 
the subject site, and the proposal would result in a continuation of that that land use. Multiple family projects with more 
than 5 units would be subject to City review and approval through a Conditional Use Permit; the Project includes a 
Conditional Use Permit and Density Bonus Agreement to permit a multiple-family project 32 units. Improvements to the 
site are required to occur consistent with adopted development standards and good planning practices. Grading and 
building improvements would be undertaken consistent with appropriate City standards and drainage design criteria. 
Based on the limited economic demand for commercial development, the property owner is proposing to provide 
housing, and its proximity to adjacent neighborhood-serving retail uses, such as a grocery store and restaurants, would 
provide a type of horizontal mixed-use development pattern.  
 
No policies or plans exist for avoiding or mitigating an environmental effect that have not been taken into consideration. 
 
12.  MINERAL RESOURCES.  Would the project: 
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?    X 

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? 

   X 

 
a-b) No Impact 
 
The City General Plan indicates the entire City is within an MRZ-3 (Mineral Resource Zone 3) classification, in which 
the significance of mineral deposit cannot be evaluated. No mining activities currently occur in the area, and no 
significant mineral resources are known to exist within the City of Yucaipa. Due to the size of the Project site and 
proximity to residential uses, the site is unlikely to be considered a viable site for mineral extraction. 
 
13.  NOISE.  Would the project result in: 
a)  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? 

  X  

b)  Generation of excessive groundborne vibration or groundborne noise levels?   X  
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? 

   X 
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a-b) Less Than Significant Impact  
 
The Project site is adjacent to residential land uses to the north, which are considered noise sensitive land uses in the City 
General Plan. The General Plan and Municipal Code identify noise levels for various types of land uses, certain activities, 
and how noise levels are to be measured.  
 
During the construction phases for the Project, noise and vibration will be generated from typical activities associated 
with new home construction, which includes the use of grading equipment, hammers, nail guns, and other typical 
construction techniques. No unique construction techniques or pilings would be required as part of construction that 
might cause excessive ground-borne vibration. Section 87.0905(e) of the Municipal Code allows for “Temporary 
construction, repair, or demolition activities between 7am and 7pm, except Sundays and Federal holidays.” While 
construction activities will periodically raise noise levels above their current levels, the level of noise increase is not 
expected to be substantial and will only occur during the limited time associated with these activities. Adherence with the 
Municipal Code would result in less than significant construction impacts. Further, existing parking spaces and a drive 
aisle separate the proposed development from the existing residences north of the Project site. 
 
The operation of future residential development within the GPA area would be similar to other types of single and 
multiple-family housing within the City limits. Constructed units may feature HVAC and other electromechanical 
equipment that would produce noise (when operating) but at levels that would be expected to be compliant with local 
regulations where received by existing residential land uses. Therefore, impacts would be less than significant.  
 
c) No Impact 
 
The Project site is not within two miles of an airport of any type. The nearest airport is Redlands Municipal Airport 
(REI), which is located 5.8 miles northwest from the Project site. In addition, the Project is not within the Redlands 
Airport Land Use Compatibility Plan. No impacts would occur with development of the Project. 
 
14.  POPULATION AND HOUSING.  Would the project: 
a)  Induce substantial population growth in an area, either directly (for example, 
by proposing new homes and businesses) or indirectly (for example, through 
extension of roads or other infrastructure)? 

  X  

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

 
a) Less Than Significant Impact 
 
The proposed Project site is located within an area generally developed with single family residences and vacant parcels. 
The Project includes the development 32 age-restricted senior housing apartment units and represents a nominal 
difference in the City’s expected build-out population of over 79,000 people. In addition, existing infrastructure is 
adequate to accommodate the proposed Project and GPA. As such, impacts are expected to be less than significant.  

 
b) No Impact 
 
There are no residences currently located on the subject Project. This Project would therefore not result in the 
displacement of existing houses. 
 
15.  PUBLIC SERVICES.  Would the project result in substantial adverse physical impacts associated with the provision of new or 
physically altered government facilities, need for new or physically altered government 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:  
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a)  Fire protection?   X  
b)  Police protection?   X  
c)  Schools?   X  
d)  Parks?   X  
e)  Other public facilities?   X  
 
a) Less Than Significant Impact 
 
The City of Yucaipa is currently served by the California Department of Forestry (CAL FIRE). The Project site is 
accessible from an existing improved street and new on-site streets will be designed consistent with existing City 
Engineering and Fire Department standards, and would not require unique or altered fire protection services. As a 
standard condition of approval, developers are required to pay development impact fees for fire facilities that are assessed 
from the details of proposed Project. The proposed Project would have a less than significant impact on fire protection 
services, and would not affect fire department service ratios or response times, nor would it require the construction of 
any new fire facilities. 
 
b) Less Than Significant Impact  
 
The San Bernardino County Sheriff’s Department currently serves the Project site and surrounding area. As a standard 
condition of approval, developers are required to pay development impact fees for Public facilities based upon the size of 
the Project site. The proposed Project would not require unique police protection services, since the site has been and will 
continue to be accessible from surrounding streets and the payment of development impact fees would off-set potential 
demands for increased facilities. 
 
c) Less Than Significant Impact 
 
The Yucaipa-Calimesa School District would serve future development in the area. As a standard condition of approval, 
developers are required to pay development impact fees to the District for school facilities, prior to issuance of building 
permits. Further, the Conditional Use Permit and Density Bonus Agreement for the Project-specific development consists 
of an age-restricted senior housing project, which would not add students to school facilities. Under State law impacts to 
school facilities are addressed by the State of California through specific procedures, such as development impact fees 
and issuance of bonds. 
 
d) Less Than Significant Impact  
 
The proposed Project will involve new residential development and, therefore, potentially increase the number of 
potential park users or affect existing park facilities. The City of Yucaipa has adopted development impact fees to off-set 
the potential impact of new users caused by new development, and any future residences will be required to pay these 
development impact fees. In addition, the Project will provide recreation amenities such as an open area and clubhouse to 
serve the residents of the development. 
 
e) Less Than Significant Impact  
 
The proposed Project would not require new or altered public facilities or services. The City requires future development 
to pay development impact fees for a variety of public facilities, including drainage improvements, traffic, and civic 
center facilities. In addition, the Project will complete street improvements and onsite drainage improvements to meet 
state and local requirements, and impacts have been addressed as part of this MND. Other necessary improvements, such 
as water and sewer facilities, would be provided by other agencies that have the ability to require necessary facilities be 
installed by the developer and/or require payment of fees to provide for that service.  
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16.  RECREATION.  
a)  Would the project increase the use of existing neighborhood or regional parks 
or other recreational facilities such that substantial physical deterioration of the 
facility would occur or be accelerated? 

   X 

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

   X 

 
a-b) No Impact 
 
See response to 14d. The Project includes open space and recreation facilities as part of the development, which is 
provided for use by the residents. The property management would assume maintenance responsibilities for the proposed 
recreation facilities, and be conditioned to maintain them in good condition.   
 
17.  TRANSPORTATION/TRAFFIC.  Would the project: 
a) Conflict with a program, plan, ordinance or policy addressing the circulation 
system, including transit, roadway, bicycle and pedestrian facilities?    X 

b) Would the project conflict or be inconsistent with CEQA Guidelines section 
15064.3, subdivision (b)?    X 

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

d) Result in inadequate emergency access?    X 
 
a) No Impact 
 
The proposed Project is located within the interior of an existing commercial site, and would not modify the existing 
transportation network. Bicycle parking would be provided onsite, and pedestrian pathways would also be provided to 
connect to the surrounding neighborhood serving retail uses.  
 
b) No Impact 
 
Section 15064.3 “describes specific considerations for evaluating a project’s transportation impacts” and considers 
“vehicle miles traveled is the most appropriate measure of transportation impacts,” consistent with the requirements of 
SB 743. Vehicle miles traveled (VMT) refers to the amount and distance of automobile travel attributable to a project, 
and focuses on the efficiency of the roadway system and land uses to reduce the distance people need to travel to support 
their daily needs. The proposed Project would change the land use designation from CG to RM-72C in order to permit a 
32-unit, senior housing Project. The subject site is adjacent to existing commercial uses, and would effectively create a 
mixed-use development pattern, where the proposed housing would be walkable to existing neighborhood serving retail 
uses, including restaurants, fitness centers, and grocery stores. This type of development pattern is considered to have 
low VMT, and is screened from review pursuant to the City’s Traffic Impact Assessment guidelines. Further, certain 
types of land uses, including senior housing and affordable housing project, are also screened from review. In addition, 
Section 15064.3(b)(1) states that “projects within one-half mile of either an existing major transit stop or a stop along an 
existing high quality transit corridor should be presumed to cause a less than significant transportation impact.” The 
subject site is approximately a quarter mile from the Yucaipa Transit Center, which connects to the various routes offered 
by Omnitrans. Based on the mixed-use characteristic of the proposed development pattern, the type of land use proposed, 
and proximity to various transit routes within the City, the Project would not result in an increase in VMT.      
 
c) No Impact 
 
The proposed Project would not result in the construction of new roadways, and would integrate into the existing drive 
aisles of the surrounding commercial development. As such, no unsafe roadway design elements are proposed, and no 



Issues and Supporting Information  Potentially 
Significant 
Impact 

Less than  
Significant 
With 
Mitigation 
Incorporated 

Less Than 
Significant 
Impact 

No Impact 

 

 
City of Yucaipa   27 

land uses are proposed where large equipment would be entering or exiting the roadway.  
 
d) No Impact 
 
The proposed project is located within a commercial center with drive aisles that connect to existing paved streets. These 
drive aisles have been designed to be consistent with the City’s Engineering and Fire Department standards, and include 
adequate drive aisle widths, off street parking areas, and ingress and egress for fire vehicles.  
 
18. TRIBAL RESOURCES.  Would the project: 
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 

   X 

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 Resource Code 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. 

 X   

 
a) No Impact 
 
The Project site is currently vacant, and previously disturbed from prior grading activities to develop a commercial 
building on the subject site. As a result, no adverse change to the significance of a historical resource is expected to 
occur. 
 
b) Less Than Significant Impact with Mitigation 
 
Conducting consultation early in the CEQA process allows tribal governments, public lead agencies, and project 
proponents to discuss the level of environmental review, identify and address potential adverse impacts to tribal cultural 
resources, and reduce the potential for delay and conflict in the environmental review process. 
 
In accordance with AB 52 and SB 18 requirements, the City sent invitation letters to representatives of the Native 
American contacts provided by the NAHC on May 6, 2020, formally inviting tribes to consult with the City on the GPA. 
The intent of the consultations is to provide an opportunity for interested Native American contacts to work together with 
the City during the project planning process to identify and protect tribal cultural resources. A response letter was 
received from the San Manuel Band of Mission Indians and the Soboba Band of Luiseno Indians requesting consultation, 
which concluded on June 5, 2020 and August 4, 2020 respectively.  
 
Archaeological research in the area indicates the project area appears to have been inhabited by the Mountain Serrano, 
but is also within the boundaries of traditional Cahuilla territory, which lies within the geographic center of Southern 
California and the Cocopa-Maricopa Trail, a major prehistoric trade route that linked the Colorado Desert with the 
Pacific Coast. Further, the name “Yucaipa” is a form of the Serrano word, “Yucaipat.” Given the territory’s close 
proximity to the Cocopa-Maricopa Trail, interactions with surrounding tribes were extensive. As such, future 
development could uncover such remnants from this history. Due to the possibility of discovery during ground movement 
activities, measures have been developed with the tribes related to the processing requirements should there be any 
inadvertent discoveries to ensure that potential impacts remain less than significant. Based upon the consultation process, 
the mitigation measures are as follows: 
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Mitigation Measures:  
 

• CUL-1: In the event that cultural resources are discovered during project activities, all work in the immediate 
vicinity of the find (within a 60-foot buffer) shall cease and a qualified archaeologist meeting Secretary of 
Interior standards shall be hired to assess the find. Work on the other portions of the project outside of the 
buffered area may continue during this assessment period. Additionally, the San Manuel Band of Mission Indians 
Cultural Resources Department (SMBMI) and the Soboba Band of Luiseno Indians shall be contacted, as 
detailed within TCR-1, regarding any inadvertent discoveries of archaeological resources. The tribe(s) shall also 
be provided information after the archaeologist makes his/her initial assessment of the nature of the find, so as to 
provide Tribal input with regards to significance and treatment.  
 

• CUL-2: If cultural resources, as defined by CEQA (as amended, 2015), are discovered and avoidance cannot be 
ensured, the archaeologist shall develop a Monitoring and Treatment Plan, the drafts of which shall be provided 
to SMBMI and the Soboba Band of Luiseno Indians for review and comment, as detailed within TCR-1. The 
archaeologist shall monitor the remainder of the project and implement the Plan accordingly, and proof of Tribal 
monitor obtainment (i.e. monitoring agreement, proof of hire, etc.) shall then be secured with/for both the 
SMBMI and the Soboba Band of Luiseno Indians and provided to the City prior to recommencement of ground 
disturbing activities.  
 

• CUL-3: If human remains or funerary objects are encountered during any activities associated with the project, 
work in the immediate vicinity (within a 100-foot buffer of the find) shall cease and no soil shall be exported off-
site until a determination can be made regarding the provenance of the human remains.  The following 
procedures as set forth in the California Environmental Quality Act (CEQA), Section 15064.5(e), the California 
Public Resources Code (PRC) (Section 5097.98), and the State Health and Safety Code (Section 7050.5) shall 
then be undertaken: 
 
The archaeological monitor will halt work within the immediate area and any nearby area reasonably suspected 
to overlie adjacent remains, establish an ESA boundary to protect the find from impact, and immediately notify 
the City. Project work outside the established ESA may continue. In accordance with Section 7050.5 of the 
California Health and Safety Code, if human remains are found, the County Coroner shall be notified within 24 
hours of the discovery. No further excavation or disturbance of the site or any nearby area reasonably suspected 
to overlie adjacent remains shall occur until the County Coroner has determined, within two working days of 
notification of the discovery, the appropriate treatment and disposition of the human remains. If the County 
Coroner determines that the remains are, or are believed to be, Native American, s/he shall notify the NAHC in 
Sacramento within 48 hours. In accordance with California Public Resources Code, Section 5097.98, the NAHC 
must immediately notify those persons it believes to be the most likely descendant from the deceased Native 
American. The most likely descendant shall complete their inspection within 48 hours of being granted access to 
the site. The designated Native American representative would then determine, in consultation with the property 
owner, the disposition of the human remains. 
 

• TRI-1: The San Manuel Band of Mission Indians Cultural Resources Department (SMBMI) and the Soboba 
Band of Luiseno Indians shall be contacted, as detailed in CR-1, of any  cultural resources discovered during 
project implementation, and be provided information regarding the nature of the find, so as to provide Tribal 
input with regards to significance and treatment. Should the find be deemed significant, as defined by CEQA (as 
amended, 2015), a cultural resources Monitoring and Treatment Plan shall be created by the archaeologist, in 
coordination with SMBMI and the Soboba Band of Luiseno Indians , and all subsequent finds shall be subject to 
this Plan. This Plan shall allow for monitors to be present that represents SMBMI and the Soboba Band of 
Luiseno Indians for the remainder of the project, should SMBMI and the Soboba Band of Luiseno Indians elect 
to place a monitor on-site. 
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• TRI-2: Any and all archaeological/cultural documents created as a part of the project (isolate records, site 
records, survey reports, testing reports, etc.) shall be supplied to the applicant and Lead Agency for dissemination 
to SMBMI and the Soboba Band of Luiseno Indians. The Lead Agency and/or applicant shall, in good faith, 
consult with SMBMI and the Soboba Band of Luiseno Indians throughout the life of the project.  

 
19.  UTILITIES AND SERVICE SYSTEMS.  Would the project: 
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? 

  X  

b)  Have sufficient water supplies available to serve the project and reasonably 
foreseeable future development during normal, dry and multiple dry years?   X  

c)  Result in a determination by the waste water treatment provider, which serves 
or may serve the project that it has adequate capacity to serve the project’s 
projected demand in addition to the provider’s existing commitments? 

  X  

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? 

  X  

e)  Comply with federal, state, and local management and reduction statutes and 
regulations related to solid waste?   X  

 
a-c) Less Than Significant Impact 
 
The YVWD provides water and wastewater treatment facilities for the Project site. However, infrastructure 
improvements have been developed to increase their storage capabilities to meet the demand of future residents and 
businesses based on the City’s General Plan. This includes several recharge facilities to increase water supply for potable 
water purposes that have been developed by the City of Yucaipa. As part of the Project application, the City of Yucaipa 
had obtained a Preliminary Service Evaluation letter from YVWD noting that they would be able to accommodate the 
required water and sewer needs of the proposed Project. The Project would not require the expansion of their facilities. 
As such, impacts will be less than significant.  
 
The proposed Project will result in an incremental increase in the amount of storm water runoff from the property. The 
proposed development will require new storm water drainage facilities to capture the additional runoff that is generated, 
which will be provided for by an on-site drainage detention basin along the southern edge of the site. As a condition of 
Project approval and prior to this issuance of grading permits, the Project is required to submit a SWPPP and WQMP that 
describes BMPs and site design measures that will be implemented to minimize site runoff that is created. Therefore, the 
impact would be less than significant. 
 
Other utilities, including electric power, natural gas, or telecommunications facilities, are provided along 5th Street or 
Yucaipa Boulevard, and no substantive changes are necessary to connect to those utilities.  
 
d, e) Less Than Significant Impact 
 
Solid waste services in the City of Yucaipa are provided through a contract with Burrtec, and disposed of within the San 
Timoteo Sanitary Landfill. As a part of the contract, the disposal service company is required to comply with all 
appropriate regulations. According to information from the CalRecycle website, operated by the State of California, this 
landfill has an average annual capacity of 500,000 to 749,999 tons per year, and has a remaining capacity of over 13 
million cubic yards and a daily landfill capacity is 2,000 tons per day. Information on the CalRecycle website provides 
solid waste characterization databases by types of use, referenced from various environmental documents. The project 
consists of the development of 32 senior housing apartment units, representing a nominal change from the overall 
housing unit count for the City of Yucaipa, and would not represent a significant increase of solid waste generation to the 
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landfill. The landfill has the capacity to meet projected demand and impacts would be less than significant. 
 
20.  WILDFIRE. If located in or near state responsibility areas or lands classified as very high fire hazard severity zones, would the 
project: 
a)  Substantially impair an adopted emergency response plan or emergency 
evacuation plan?    X 

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? 

  X  

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? 

  X  

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? 

  X  

 
a) No Impact 
 
The proposed Project site is adjacent to 5th Street, which is an existing paved roadway, and development of the site would 
not impact access to users traveling along the public right-of-way. However, the project would be conditioned to make 
improvements to the roadway, and widen it pursuant to the requirements of the General Plan. Figure S-5 of the Yucaipa 
General Plan does not designate 5th Street as a local evacuation route, and therefore the Project will not impair 
implementation of, or physically interfere with, an adopted emergency response plan or emergency evacuation plan.  
 
b-d) Less Than Significant Impact 
 
The Project site is within an urbanized area, adjacent to existing commercial and residential development, and is not 
adjacent to wildland areas. The Project site is also not located within a Fire Safety Review Area according to the City 
General Plan, but would be subject to the standard Fire Department conditions of approval to reduce fire related risks. In 
addition, the City has also adopted the most recent version of the California Building and Fire Codes, which includes 
sections on fire-resistant construction material requirements based on building use and occupancy. The construction 
requirements are a function of building size, purpose, type, materials, location, proximity to other structures, and the type 
of fire suppression systems installed. Many of these requirements are also included as part of the Project’s Conditions of 
Approval as a uniformly applicable development policy, which includes provisions for adequate fire access, sprinkler 
water systems within indoor  spaces, and placement of new fire hydrants at applicable intervals that meet the water flow 
requirements of the Fire Code. Through these standard requirements, impacts from fire-related hazards would be less 
than significant. There are no other factors onsite that would exacerbate wildfire risks, or slopes that would pose 
significant risks, such as post-fire slope instability, or downstream flooding or landslides. 
 
21.  MANDATORY FINDINGS OF SIGNIFICANCE. 
a)  Does the project have the potential to degrade the quality of the environment, 
substantially reduce the habitat of a fish or wildlife species, cause a fish or 
wildlife population to drop below self-sustaining levels, threaten to eliminate a 
plant or animal community, reduce the number or restrict the range of a rare or 
endangered plant or animal, or eliminate important examples of the major periods 
of California history or prehistory? 

  X  

b)  Does the project have impacts that are individually limited, but cumulatively 
considerable?  (“Cumulatively considerable” means that the incremental effects 
of a project are considerable when viewed in connection with the effects of the 
past projects, the effects of other current projects, and the effects of probable 
future projects)? 

  X  
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c)  Does the project have environmental effects which will cause substantial 
adverse effects on human beings, either directly or indirectly?   X  

 
a) Less Than Significant Impact 
 
The proposed Project will not result in significant impacts that have the potential to degrade the quality of the 
environment. No sensitive plant or animal species or habitats are expected to be significantly impacted by the Project site. 
In addition, no significant earth moving activities are proposed which could impact cultural or tribal resources. The 
proposed Project consists of a GPA that would facilitate either single-family or multiple-family residential development 
in lieu of commercial development, and would create a horizontal mixed use built environment. As part of the project, a 
32-unit age-restricted senior housing development is proposed. As noted within this MND, the future development that 
could occur would not have significant impacts.   
 
b) Less Than Significant Impact 
 
The proposed Project is limited to a GPA that would change the land use from commercial to multiple-family residential, 
and would allow for the CUP and DBA that has been submitted. Given the relatively small size of the land use change, as 
well as analysis contained herein related to the potential development that could occur, the cumulative effects of this 
project are not expected to result in significant impacts. The evaluation of the proposed Project utilized topical sections 
related to agriculture, biology, cultural, air quality, geology/soils, greenhouse gases, hydrology, land use, noise, land use, 
mineral resources, population and housing, recreation, traffic, utilities and services and did not identify potential 
significant or cumulative impacts that could not be mitigated to a level that is less than significant.   
 
c) Less Than Significant Impact 
 
Future development that could occur as a result of the GPA will involve site improvements that are to be constructed 
consistent with existing City regulations, standards, and processes, and those of other agencies. The topical issues 
discussed within this document did not identify the potential for adverse effects due, in part, to the incorporation of 
mitigation measures and standard Conditions of Approval that be applied to any future development would address 
potential impacts or adverse effects on human beings. 
 
SUPPORTING INFORMATION SOURCES: 
 
1. City of Yucaipa General Plan, 2016  
 
2. City of Yucaipa General Plan EIR, 2016 
 
3. City of Yucaipa Development Code (as amended) 

 
4. Caltrans Web Site for Scenic Highways, www.dot.ca.gov. 

 
5. California State Department of Conservation for farmland mapping, www.consrv.ca.gov. 

 
6. California Department of Toxic Substances Control, www.dtsc.ca.gov. 

 
7. State Water Resources Control Board. 

 
8. Cal Fire Mapping, www.fire.ca.gov. 

 
9. Yucaipa, CA U.S.G.S. Map 

 
 

http://www.dot.ca.gov/
http://www.consrv.ca.gov/
http://www.dtsc.ca.gov/
http://www.fire.ca.gov/
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Project Characteristics - 

Land Use - 1.8 acre with with 30,018 square feet of conditioned space. Project is 32 senior apartment units.

Woodstoves - No wood stoves pursuant to AQMD rules.

Construction Off-road Equipment Mitigation - AQMD Rules for dust minimization

Mobile Land Use Mitigation - 

Area Mitigation - AQMD rules for low VOC Paint

Water Mitigation - 

1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area Population

Retirement Community 32.00 Dwelling Unit 1.80 30,018.00 92

1.2 Other Project Characteristics

Urbanization

Climate Zone

Urban

10

Wind Speed (m/s) Precipitation Freq (Days)2.2 31

1.3 User Entered Comments & Non-Default Data

1.0 Project Characteristics

Utility Company Southern California Edison

2022Operational Year

CO2 Intensity 
(lb/MWhr)

702.44 0.029CH4 Intensity 
(lb/MWhr)

0.006N2O Intensity 
(lb/MWhr)

Conroy Senior Housing
South Coast Air Basin, Annual
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2.0 Emissions Summary

Table Name Column Name Default Value New Value

tblLandUse LandUseSquareFeet 32,000.00 30,018.00

tblLandUse LotAcreage 6.40 1.80

tblWoodstoves NumberCatalytic 1.60 0.00

tblWoodstoves NumberNoncatalytic 1.60 0.00

tblWoodstoves WoodstoveDayYear 25.00 0.00

tblWoodstoves WoodstoveWoodMass 999.60 0.00
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2.1 Overall Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year tons/yr MT/yr

2020 0.0563 0.4712 0.3710 6.6000e-
004

0.0211 0.0249 0.0460 9.4700e-
003

0.0236 0.0331 0.0000 56.2075 56.2075 0.0116 0.0000 56.4982

2021 0.2641 1.2505 1.2412 2.2600e-
003

0.0243 0.0616 0.0859 6.4900e-
003

0.0594 0.0659 0.0000 189.3380 189.3380 0.0308 0.0000 190.1071

Maximum 0.2641 1.2505 1.2412 2.2600e-
003

0.0243 0.0616 0.0859 9.4700e-
003

0.0594 0.0659 0.0000 189.3380 189.3380 0.0308 0.0000 190.1071

Unmitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year tons/yr MT/yr

2020 0.0563 0.4712 0.3710 6.6000e-
004

0.0125 0.0249 0.0374 5.0700e-
003

0.0236 0.0287 0.0000 56.2075 56.2075 0.0116 0.0000 56.4982

2021 0.2641 1.2505 1.2412 2.2600e-
003

0.0243 0.0616 0.0859 6.4900e-
003

0.0594 0.0659 0.0000 189.3379 189.3379 0.0308 0.0000 190.1069

Maximum 0.2641 1.2505 1.2412 2.2600e-
003

0.0243 0.0616 0.0859 6.4900e-
003

0.0594 0.0659 0.0000 189.3379 189.3379 0.0308 0.0000 190.1069

Mitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

0.00 0.00 0.00 0.00 18.93 0.00 6.52 27.57 0.00 4.46 0.00 0.00 0.00 0.00 0.00 0.00
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2.2 Overall Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Area 0.2219 0.0105 0.4357 2.2000e-
004

0.0164 0.0164 0.0164 0.0164 1.2575 7.0708 8.3283 6.5000e-
004

2.3000e-
004

8.4131

Energy 2.6900e-
003

0.0230 9.7700e-
003

1.5000e-
004

1.8600e-
003

1.8600e-
003

1.8600e-
003

1.8600e-
003

0.0000 78.0951 78.0951 2.6400e-
003

9.3000e-
004

78.4374

Mobile 0.0214 0.1175 0.2937 1.1200e-
003

0.0948 8.9000e-
004

0.0957 0.0254 8.3000e-
004

0.0262 0.0000 103.0783 103.0783 4.8900e-
003

0.0000 103.2006

Waste 0.0000 0.0000 0.0000 0.0000 2.9880 0.0000 2.9880 0.1766 0.0000 7.4027

Water 0.0000 0.0000 0.0000 0.0000 0.6615 13.3028 13.9642 0.0685 1.7200e-
003

16.1883

Total 0.2459 0.1510 0.7392 1.4900e-
003

0.0948 0.0191 0.1140 0.0254 0.0191 0.0445 4.9069 201.5469 206.4539 0.2533 2.8800e-
003

213.6420

Unmitigated Operational

Quarter Start Date End Date Maximum Unmitigated ROG + NOX (tons/quarter) Maximum Mitigated ROG + NOX (tons/quarter)

1 10-17-2020 1-16-2021 0.6220 0.6220

2 1-17-2021 4-16-2021 0.5116 0.5116

3 4-17-2021 7-16-2021 0.5169 0.5169

4 7-17-2021 9-30-2021 0.4014 0.4014

Highest 0.6220 0.6220
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2.2 Overall Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Area 0.1278 3.8100e-
003

0.3304 2.0000e-
005

1.8300e-
003

1.8300e-
003

1.8300e-
003

1.8300e-
003

0.0000 0.5391 0.5391 5.2000e-
004

0.0000 0.5521

Energy 2.6900e-
003

0.0230 9.7700e-
003

1.5000e-
004

1.8600e-
003

1.8600e-
003

1.8600e-
003

1.8600e-
003

0.0000 78.0951 78.0951 2.6400e-
003

9.3000e-
004

78.4374

Mobile 0.0200 0.1071 0.2574 9.6000e-
004

0.0806 7.7000e-
004

0.0814 0.0216 7.2000e-
004

0.0223 0.0000 88.4939 88.4939 4.2900e-
003

0.0000 88.6012

Waste 0.0000 0.0000 0.0000 0.0000 2.9880 0.0000 2.9880 0.1766 0.0000 7.4027

Water 0.0000 0.0000 0.0000 0.0000 0.6615 9.4757 10.1372 0.0683 1.6900e-
003

12.3475

Total 0.1505 0.1339 0.5975 1.1300e-
003

0.0806 4.4600e-
003

0.0851 0.0216 4.4100e-
003

0.0260 3.6495 176.6037 180.2532 0.2524 2.6200e-
003

187.3408

Mitigated Operational

3.0 Construction Detail

Construction Phase

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

38.81 11.33 19.17 24.16 14.97 76.70 25.34 14.96 76.89 41.52 25.63 12.38 12.69 0.35 9.03 12.31
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Phase 
Number

Phase Name Phase Type Start Date End Date Num Days 
Week

Num Days Phase Description

1 Demolition Demolition 10/17/2020 11/13/2020 5 20

2 Site Preparation Site Preparation 11/14/2020 11/17/2020 5 2

3 Grading Grading 11/18/2020 11/23/2020 5 4

4 Building Construction Building Construction 11/24/2020 8/30/2021 5 200

5 Paving Paving 8/31/2021 9/13/2021 5 10

6 Architectural Coating Architectural Coating 9/14/2021 9/27/2021 5 10

OffRoad Equipment

Residential Indoor: 60,786; Residential Outdoor: 20,262; Non-Residential Indoor: 0; Non-Residential Outdoor: 0; Striped Parking Area: 0 
(Architectural Coating – sqft)

Acres of Grading (Site Preparation Phase): 1

Acres of Grading (Grading Phase): 1.5

Acres of Paving: 0

CalEEMod Version: CalEEMod.2016.3.2 Date: 8/4/2020 9:34 AMPage 6 of 33
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Phase Name Offroad Equipment Type Amount Usage Hours Horse Power Load Factor

Architectural Coating Air Compressors 1 6.00 78 0.48

Paving Cement and Mortar Mixers 1 6.00 9 0.56

Demolition Concrete/Industrial Saws 1 8.00 81 0.73

Building Construction Generator Sets 1 8.00 84 0.74

Building Construction Cranes 1 6.00 231 0.29

Building Construction Forklifts 1 6.00 89 0.20

Site Preparation Graders 1 8.00 187 0.41

Paving Pavers 1 6.00 130 0.42

Paving Rollers 1 7.00 80 0.38

Demolition Rubber Tired Dozers 1 8.00 247 0.40

Grading Rubber Tired Dozers 1 6.00 247 0.40

Building Construction Tractors/Loaders/Backhoes 1 6.00 97 0.37

Demolition Tractors/Loaders/Backhoes 3 8.00 97 0.37

Grading Tractors/Loaders/Backhoes 1 7.00 97 0.37

Paving Tractors/Loaders/Backhoes 1 8.00 97 0.37

Site Preparation Tractors/Loaders/Backhoes 1 8.00 97 0.37

Grading Graders 1 6.00 187 0.41

Paving Paving Equipment 1 8.00 132 0.36

Site Preparation Rubber Tired Dozers 1 7.00 247 0.40

Building Construction Welders 3 8.00 46 0.45

Trips and VMT
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3.2 Demolition - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.0213 0.2095 0.1466 2.4000e-
004

0.0115 0.0115 0.0108 0.0108 0.0000 21.0677 21.0677 5.4200e-
003

0.0000 21.2031

Total 0.0213 0.2095 0.1466 2.4000e-
004

0.0115 0.0115 0.0108 0.0108 0.0000 21.0677 21.0677 5.4200e-
003

0.0000 21.2031

Unmitigated Construction On-Site

3.1 Mitigation Measures Construction

Water Exposed Area

Phase Name Offroad Equipment 
Count

Worker Trip 
Number

Vendor Trip 
Number

Hauling Trip 
Number

Worker Trip 
Length

Vendor Trip 
Length

Hauling Trip 
Length

Worker Vehicle 
Class

Vendor 
Vehicle Class

Hauling 
Vehicle Class

Demolition 5 13.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Site Preparation 3 8.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Grading 3 8.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Building Construction 7 23.00 3.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Paving 5 13.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Architectural Coating 1 5.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT
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3.2 Demolition - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 5.8000e-
004

4.5000e-
004

4.9300e-
003

1.0000e-
005

1.4300e-
003

1.0000e-
005

1.4400e-
003

3.8000e-
004

1.0000e-
005

3.9000e-
004

0.0000 1.2852 1.2852 4.0000e-
005

0.0000 1.2861

Total 5.8000e-
004

4.5000e-
004

4.9300e-
003

1.0000e-
005

1.4300e-
003

1.0000e-
005

1.4400e-
003

3.8000e-
004

1.0000e-
005

3.9000e-
004

0.0000 1.2852 1.2852 4.0000e-
005

0.0000 1.2861

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.0213 0.2095 0.1466 2.4000e-
004

0.0115 0.0115 0.0108 0.0108 0.0000 21.0676 21.0676 5.4200e-
003

0.0000 21.2030

Total 0.0213 0.2095 0.1466 2.4000e-
004

0.0115 0.0115 0.0108 0.0108 0.0000 21.0676 21.0676 5.4200e-
003

0.0000 21.2030

Mitigated Construction On-Site
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3.2 Demolition - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 5.8000e-
004

4.5000e-
004

4.9300e-
003

1.0000e-
005

1.4300e-
003

1.0000e-
005

1.4400e-
003

3.8000e-
004

1.0000e-
005

3.9000e-
004

0.0000 1.2852 1.2852 4.0000e-
005

0.0000 1.2861

Total 5.8000e-
004

4.5000e-
004

4.9300e-
003

1.0000e-
005

1.4300e-
003

1.0000e-
005

1.4400e-
003

3.8000e-
004

1.0000e-
005

3.9000e-
004

0.0000 1.2852 1.2852 4.0000e-
005

0.0000 1.2861

Mitigated Construction Off-Site

3.3 Site Preparation - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 5.8000e-
003

0.0000 5.8000e-
003

2.9500e-
003

0.0000 2.9500e-
003

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 1.6300e-
003

0.0184 7.7100e-
003

2.0000e-
005

8.2000e-
004

8.2000e-
004

7.6000e-
004

7.6000e-
004

0.0000 1.5127 1.5127 4.9000e-
004

0.0000 1.5249

Total 1.6300e-
003

0.0184 7.7100e-
003

2.0000e-
005

5.8000e-
003

8.2000e-
004

6.6200e-
003

2.9500e-
003

7.6000e-
004

3.7100e-
003

0.0000 1.5127 1.5127 4.9000e-
004

0.0000 1.5249

Unmitigated Construction On-Site
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3.3 Site Preparation - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 4.0000e-
005

3.0000e-
005

3.0000e-
004

0.0000 9.0000e-
005

0.0000 9.0000e-
005

2.0000e-
005

0.0000 2.0000e-
005

0.0000 0.0791 0.0791 0.0000 0.0000 0.0792

Total 4.0000e-
005

3.0000e-
005

3.0000e-
004

0.0000 9.0000e-
005

0.0000 9.0000e-
005

2.0000e-
005

0.0000 2.0000e-
005

0.0000 0.0791 0.0791 0.0000 0.0000 0.0792

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 2.6100e-
003

0.0000 2.6100e-
003

1.3300e-
003

0.0000 1.3300e-
003

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 1.6300e-
003

0.0184 7.7100e-
003

2.0000e-
005

8.2000e-
004

8.2000e-
004

7.6000e-
004

7.6000e-
004

0.0000 1.5127 1.5127 4.9000e-
004

0.0000 1.5249

Total 1.6300e-
003

0.0184 7.7100e-
003

2.0000e-
005

2.6100e-
003

8.2000e-
004

3.4300e-
003

1.3300e-
003

7.6000e-
004

2.0900e-
003

0.0000 1.5127 1.5127 4.9000e-
004

0.0000 1.5249

Mitigated Construction On-Site
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3.3 Site Preparation - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 4.0000e-
005

3.0000e-
005

3.0000e-
004

0.0000 9.0000e-
005

0.0000 9.0000e-
005

2.0000e-
005

0.0000 2.0000e-
005

0.0000 0.0791 0.0791 0.0000 0.0000 0.0792

Total 4.0000e-
005

3.0000e-
005

3.0000e-
004

0.0000 9.0000e-
005

0.0000 9.0000e-
005

2.0000e-
005

0.0000 2.0000e-
005

0.0000 0.0791 0.0791 0.0000 0.0000 0.0792

Mitigated Construction Off-Site

3.4 Grading - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 9.8300e-
003

0.0000 9.8300e-
003

5.0500e-
003

0.0000 5.0500e-
003

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 2.7000e-
003

0.0302 0.0129 3.0000e-
005

1.3700e-
003

1.3700e-
003

1.2600e-
003

1.2600e-
003

0.0000 2.4779 2.4779 8.0000e-
004

0.0000 2.4980

Total 2.7000e-
003

0.0302 0.0129 3.0000e-
005

9.8300e-
003

1.3700e-
003

0.0112 5.0500e-
003

1.2600e-
003

6.3100e-
003

0.0000 2.4779 2.4779 8.0000e-
004

0.0000 2.4980

Unmitigated Construction On-Site
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3.4 Grading - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 7.0000e-
005

5.0000e-
005

6.1000e-
004

0.0000 1.8000e-
004

0.0000 1.8000e-
004

5.0000e-
005

0.0000 5.0000e-
005

0.0000 0.1582 0.1582 0.0000 0.0000 0.1583

Total 7.0000e-
005

5.0000e-
005

6.1000e-
004

0.0000 1.8000e-
004

0.0000 1.8000e-
004

5.0000e-
005

0.0000 5.0000e-
005

0.0000 0.1582 0.1582 0.0000 0.0000 0.1583

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 4.4200e-
003

0.0000 4.4200e-
003

2.2700e-
003

0.0000 2.2700e-
003

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 2.7000e-
003

0.0302 0.0129 3.0000e-
005

1.3700e-
003

1.3700e-
003

1.2600e-
003

1.2600e-
003

0.0000 2.4779 2.4779 8.0000e-
004

0.0000 2.4980

Total 2.7000e-
003

0.0302 0.0129 3.0000e-
005

4.4200e-
003

1.3700e-
003

5.7900e-
003

2.2700e-
003

1.2600e-
003

3.5300e-
003

0.0000 2.4779 2.4779 8.0000e-
004

0.0000 2.4980

Mitigated Construction On-Site
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3.4 Grading - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 7.0000e-
005

5.0000e-
005

6.1000e-
004

0.0000 1.8000e-
004

0.0000 1.8000e-
004

5.0000e-
005

0.0000 5.0000e-
005

0.0000 0.1582 0.1582 0.0000 0.0000 0.1583

Total 7.0000e-
005

5.0000e-
005

6.1000e-
004

0.0000 1.8000e-
004

0.0000 1.8000e-
004

5.0000e-
005

0.0000 5.0000e-
005

0.0000 0.1582 0.1582 0.0000 0.0000 0.1583

Mitigated Construction Off-Site

3.5 Building Construction - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.0284 0.2070 0.1846 3.1000e-
004

0.0111 0.0111 0.0108 0.0108 0.0000 25.4159 25.4159 4.7200e-
003

0.0000 25.5339

Total 0.0284 0.2070 0.1846 3.1000e-
004

0.0111 0.0111 0.0108 0.0108 0.0000 25.4159 25.4159 4.7200e-
003

0.0000 25.5339

Unmitigated Construction On-Site

CalEEMod Version: CalEEMod.2016.3.2 Date: 8/4/2020 9:34 AMPage 14 of 33

Conroy Senior Housing - South Coast Air Basin, Annual



3.5 Building Construction - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 1.4000e-
004

4.5000e-
003

1.1400e-
003

1.0000e-
005

2.6000e-
004

2.0000e-
005

2.9000e-
004

8.0000e-
005

2.0000e-
005

1.0000e-
004

0.0000 1.0275 1.0275 7.0000e-
005

0.0000 1.0292

Worker 1.4300e-
003

1.1000e-
003

0.0122 4.0000e-
005

3.5300e-
003

3.0000e-
005

3.5600e-
003

9.4000e-
004

3.0000e-
005

9.6000e-
004

0.0000 3.1834 3.1834 9.0000e-
005

0.0000 3.1857

Total 1.5700e-
003

5.6000e-
003

0.0134 5.0000e-
005

3.7900e-
003

5.0000e-
005

3.8500e-
003

1.0200e-
003

5.0000e-
005

1.0600e-
003

0.0000 4.2109 4.2109 1.6000e-
004

0.0000 4.2149

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.0284 0.2070 0.1846 3.1000e-
004

0.0111 0.0111 0.0108 0.0108 0.0000 25.4159 25.4159 4.7200e-
003

0.0000 25.5338

Total 0.0284 0.2070 0.1846 3.1000e-
004

0.0111 0.0111 0.0108 0.0108 0.0000 25.4159 25.4159 4.7200e-
003

0.0000 25.5338

Mitigated Construction On-Site
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3.5 Building Construction - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 1.4000e-
004

4.5000e-
003

1.1400e-
003

1.0000e-
005

2.6000e-
004

2.0000e-
005

2.9000e-
004

8.0000e-
005

2.0000e-
005

1.0000e-
004

0.0000 1.0275 1.0275 7.0000e-
005

0.0000 1.0292

Worker 1.4300e-
003

1.1000e-
003

0.0122 4.0000e-
005

3.5300e-
003

3.0000e-
005

3.5600e-
003

9.4000e-
004

3.0000e-
005

9.6000e-
004

0.0000 3.1834 3.1834 9.0000e-
005

0.0000 3.1857

Total 1.5700e-
003

5.6000e-
003

0.0134 5.0000e-
005

3.7900e-
003

5.0000e-
005

3.8500e-
003

1.0200e-
003

5.0000e-
005

1.0600e-
003

0.0000 4.2109 4.2109 1.6000e-
004

0.0000 4.2149

Mitigated Construction Off-Site

3.5 Building Construction - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.1559 1.1727 1.1094 1.9000e-
003

0.0589 0.0589 0.0568 0.0568 0.0000 156.1310 156.1310 0.0279 0.0000 156.8278

Total 0.1559 1.1727 1.1094 1.9000e-
003

0.0589 0.0589 0.0568 0.0568 0.0000 156.1310 156.1310 0.0279 0.0000 156.8278

Unmitigated Construction On-Site
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3.5 Building Construction - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 7.4000e-
004

0.0251 6.3400e-
003

6.0000e-
005

1.6300e-
003

5.0000e-
005

1.6800e-
003

4.7000e-
004

5.0000e-
005

5.2000e-
004

0.0000 6.2644 6.2644 4.0000e-
004

0.0000 6.2745

Worker 8.2200e-
003

6.1000e-
003

0.0690 2.1000e-
004

0.0217 1.6000e-
004

0.0219 5.7600e-
003

1.5000e-
004

5.9100e-
003

0.0000 18.9226 18.9226 5.1000e-
004

0.0000 18.9353

Total 8.9600e-
003

0.0312 0.0754 2.7000e-
004

0.0233 2.1000e-
004

0.0235 6.2300e-
003

2.0000e-
004

6.4300e-
003

0.0000 25.1870 25.1870 9.1000e-
004

0.0000 25.2098

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.1559 1.1727 1.1094 1.9000e-
003

0.0589 0.0589 0.0568 0.0568 0.0000 156.1308 156.1308 0.0279 0.0000 156.8276

Total 0.1559 1.1727 1.1094 1.9000e-
003

0.0589 0.0589 0.0568 0.0568 0.0000 156.1308 156.1308 0.0279 0.0000 156.8276

Mitigated Construction On-Site
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3.5 Building Construction - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 7.4000e-
004

0.0251 6.3400e-
003

6.0000e-
005

1.6300e-
003

5.0000e-
005

1.6800e-
003

4.7000e-
004

5.0000e-
005

5.2000e-
004

0.0000 6.2644 6.2644 4.0000e-
004

0.0000 6.2745

Worker 8.2200e-
003

6.1000e-
003

0.0690 2.1000e-
004

0.0217 1.6000e-
004

0.0219 5.7600e-
003

1.5000e-
004

5.9100e-
003

0.0000 18.9226 18.9226 5.1000e-
004

0.0000 18.9353

Total 8.9600e-
003

0.0312 0.0754 2.7000e-
004

0.0233 2.1000e-
004

0.0235 6.2300e-
003

2.0000e-
004

6.4300e-
003

0.0000 25.1870 25.1870 9.1000e-
004

0.0000 25.2098

Mitigated Construction Off-Site

3.6 Paving - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 3.8700e-
003

0.0387 0.0443 7.0000e-
005

2.0800e-
003

2.0800e-
003

1.9100e-
003

1.9100e-
003

0.0000 5.8825 5.8825 1.8600e-
003

0.0000 5.9291

Paving 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 3.8700e-
003

0.0387 0.0443 7.0000e-
005

2.0800e-
003

2.0800e-
003

1.9100e-
003

1.9100e-
003

0.0000 5.8825 5.8825 1.8600e-
003

0.0000 5.9291

Unmitigated Construction On-Site
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3.6 Paving - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 2.7000e-
004

2.0000e-
004

2.2700e-
003

1.0000e-
005

7.1000e-
004

1.0000e-
005

7.2000e-
004

1.9000e-
004

0.0000 1.9000e-
004

0.0000 0.6218 0.6218 2.0000e-
005

0.0000 0.6222

Total 2.7000e-
004

2.0000e-
004

2.2700e-
003

1.0000e-
005

7.1000e-
004

1.0000e-
005

7.2000e-
004

1.9000e-
004

0.0000 1.9000e-
004

0.0000 0.6218 0.6218 2.0000e-
005

0.0000 0.6222

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 3.8700e-
003

0.0387 0.0443 7.0000e-
005

2.0800e-
003

2.0800e-
003

1.9100e-
003

1.9100e-
003

0.0000 5.8825 5.8825 1.8600e-
003

0.0000 5.9291

Paving 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 3.8700e-
003

0.0387 0.0443 7.0000e-
005

2.0800e-
003

2.0800e-
003

1.9100e-
003

1.9100e-
003

0.0000 5.8825 5.8825 1.8600e-
003

0.0000 5.9291

Mitigated Construction On-Site
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3.6 Paving - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 2.7000e-
004

2.0000e-
004

2.2700e-
003

1.0000e-
005

7.1000e-
004

1.0000e-
005

7.2000e-
004

1.9000e-
004

0.0000 1.9000e-
004

0.0000 0.6218 0.6218 2.0000e-
005

0.0000 0.6222

Total 2.7000e-
004

2.0000e-
004

2.2700e-
003

1.0000e-
005

7.1000e-
004

1.0000e-
005

7.2000e-
004

1.9000e-
004

0.0000 1.9000e-
004

0.0000 0.6218 0.6218 2.0000e-
005

0.0000 0.6222

Mitigated Construction Off-Site

3.7 Architectural Coating - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Archit. Coating 0.0939 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 1.0900e-
003

7.6300e-
003

9.0900e-
003

1.0000e-
005

4.7000e-
004

4.7000e-
004

4.7000e-
004

4.7000e-
004

0.0000 1.2766 1.2766 9.0000e-
005

0.0000 1.2788

Total 0.0950 7.6300e-
003

9.0900e-
003

1.0000e-
005

4.7000e-
004

4.7000e-
004

4.7000e-
004

4.7000e-
004

0.0000 1.2766 1.2766 9.0000e-
005

0.0000 1.2788

Unmitigated Construction On-Site
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3.7 Architectural Coating - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 1.0000e-
004

8.0000e-
005

8.7000e-
004

0.0000 2.7000e-
004

0.0000 2.8000e-
004

7.0000e-
005

0.0000 7.0000e-
005

0.0000 0.2392 0.2392 1.0000e-
005

0.0000 0.2393

Total 1.0000e-
004

8.0000e-
005

8.7000e-
004

0.0000 2.7000e-
004

0.0000 2.8000e-
004

7.0000e-
005

0.0000 7.0000e-
005

0.0000 0.2392 0.2392 1.0000e-
005

0.0000 0.2393

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Archit. Coating 0.0939 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 1.0900e-
003

7.6300e-
003

9.0900e-
003

1.0000e-
005

4.7000e-
004

4.7000e-
004

4.7000e-
004

4.7000e-
004

0.0000 1.2766 1.2766 9.0000e-
005

0.0000 1.2788

Total 0.0950 7.6300e-
003

9.0900e-
003

1.0000e-
005

4.7000e-
004

4.7000e-
004

4.7000e-
004

4.7000e-
004

0.0000 1.2766 1.2766 9.0000e-
005

0.0000 1.2788

Mitigated Construction On-Site
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4.0 Operational Detail - Mobile

4.1 Mitigation Measures Mobile

Increase Density

Increase Transit Accessibility

3.7 Architectural Coating - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 1.0000e-
004

8.0000e-
005

8.7000e-
004

0.0000 2.7000e-
004

0.0000 2.8000e-
004

7.0000e-
005

0.0000 7.0000e-
005

0.0000 0.2392 0.2392 1.0000e-
005

0.0000 0.2393

Total 1.0000e-
004

8.0000e-
005

8.7000e-
004

0.0000 2.7000e-
004

0.0000 2.8000e-
004

7.0000e-
005

0.0000 7.0000e-
005

0.0000 0.2392 0.2392 1.0000e-
005

0.0000 0.2393

Mitigated Construction Off-Site
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Mitigated 0.0200 0.1071 0.2574 9.6000e-
004

0.0806 7.7000e-
004

0.0814 0.0216 7.2000e-
004

0.0223 0.0000 88.4939 88.4939 4.2900e-
003

0.0000 88.6012

Unmitigated 0.0214 0.1175 0.2937 1.1200e-
003

0.0948 8.9000e-
004

0.0957 0.0254 8.3000e-
004

0.0262 0.0000 103.0783 103.0783 4.8900e-
003

0.0000 103.2006

4.2 Trip Summary Information

4.3 Trip Type Information

Average Daily Trip Rate Unmitigated Mitigated

Land Use Weekday Saturday Sunday Annual VMT Annual VMT

Retirement Community 76.80 64.96 62.40 249,628 212,260

Total 76.80 64.96 62.40 249,628 212,260

Miles Trip % Trip Purpose %

Land Use H-W or C-W H-S or C-C H-O or C-NW H-W or C-W H-S or C-C H-O or C-NW Primary Diverted Pass-by

Retirement Community 14.70 5.90 8.70 40.20 19.20 40.60 86 11 3

5.0 Energy Detail

4.4 Fleet Mix

Land Use LDA LDT1 LDT2 MDV LHD1 LHD2 MHD HHD OBUS UBUS MCY SBUS MH

Retirement Community 0.552111 0.043066 0.201891 0.118512 0.015605 0.005863 0.021387 0.031253 0.002087 0.001818 0.004803 0.000708 0.000896

Historical Energy Use: N
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Electricity 
Mitigated

0.0000 0.0000 0.0000 0.0000 0.0000 51.4994 51.4994 2.1300e-
003

4.4000e-
004

51.6837

Electricity 
Unmitigated

0.0000 0.0000 0.0000 0.0000 0.0000 51.4994 51.4994 2.1300e-
003

4.4000e-
004

51.6837

NaturalGas 
Mitigated

2.6900e-
003

0.0230 9.7700e-
003

1.5000e-
004

1.8600e-
003

1.8600e-
003

1.8600e-
003

1.8600e-
003

0.0000 26.5957 26.5957 5.1000e-
004

4.9000e-
004

26.7537

NaturalGas 
Unmitigated

2.6900e-
003

0.0230 9.7700e-
003

1.5000e-
004

1.8600e-
003

1.8600e-
003

1.8600e-
003

1.8600e-
003

0.0000 26.5957 26.5957 5.1000e-
004

4.9000e-
004

26.7537

5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr tons/yr MT/yr

Retirement 
Community

498384 2.6900e-
003

0.0230 9.7700e-
003

1.5000e-
004

1.8600e-
003

1.8600e-
003

1.8600e-
003

1.8600e-
003

0.0000 26.5957 26.5957 5.1000e-
004

4.9000e-
004

26.7537

Total 2.6900e-
003

0.0230 9.7700e-
003

1.5000e-
004

1.8600e-
003

1.8600e-
003

1.8600e-
003

1.8600e-
003

0.0000 26.5957 26.5957 5.1000e-
004

4.9000e-
004

26.7537

Unmitigated

5.1 Mitigation Measures Energy

CalEEMod Version: CalEEMod.2016.3.2 Date: 8/4/2020 9:34 AMPage 24 of 33

Conroy Senior Housing - South Coast Air Basin, Annual



5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr tons/yr MT/yr

Retirement 
Community

498384 2.6900e-
003

0.0230 9.7700e-
003

1.5000e-
004

1.8600e-
003

1.8600e-
003

1.8600e-
003

1.8600e-
003

0.0000 26.5957 26.5957 5.1000e-
004

4.9000e-
004

26.7537

Total 2.6900e-
003

0.0230 9.7700e-
003

1.5000e-
004

1.8600e-
003

1.8600e-
003

1.8600e-
003

1.8600e-
003

0.0000 26.5957 26.5957 5.1000e-
004

4.9000e-
004

26.7537

Mitigated

5.3 Energy by Land Use - Electricity

Electricity 
Use

Total CO2 CH4 N2O CO2e

Land Use kWh/yr MT/yr

Retirement 
Community

161632 51.4994 2.1300e-
003

4.4000e-
004

51.6837

Total 51.4994 2.1300e-
003

4.4000e-
004

51.6837

Unmitigated
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Use Low VOC Paint - Residential Interior

Use Low VOC Paint - Residential Exterior

No Hearths Installed

6.1 Mitigation Measures Area

6.0 Area Detail

5.3 Energy by Land Use - Electricity

Electricity 
Use

Total CO2 CH4 N2O CO2e

Land Use kWh/yr MT/yr

Retirement 
Community

161632 51.4994 2.1300e-
003

4.4000e-
004

51.6837

Total 51.4994 2.1300e-
003

4.4000e-
004

51.6837

Mitigated
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Mitigated 0.1278 3.8100e-
003

0.3304 2.0000e-
005

1.8300e-
003

1.8300e-
003

1.8300e-
003

1.8300e-
003

0.0000 0.5391 0.5391 5.2000e-
004

0.0000 0.5521

Unmitigated 0.2219 0.0105 0.4357 2.2000e-
004

0.0164 0.0164 0.0164 0.0164 1.2575 7.0708 8.3283 6.5000e-
004

2.3000e-
004

8.4131

6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory tons/yr MT/yr

Architectural 
Coating

9.3900e-
003

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

0.1085 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Hearth 0.0940 6.7000e-
003

0.1054 2.0000e-
004

0.0146 0.0146 0.0146 0.0146 1.2575 6.5317 7.7892 1.3000e-
004

2.3000e-
004

7.8611

Landscaping 9.9800e-
003

3.8100e-
003

0.3304 2.0000e-
005

1.8300e-
003

1.8300e-
003

1.8300e-
003

1.8300e-
003

0.0000 0.5391 0.5391 5.2000e-
004

0.0000 0.5521

Total 0.2219 0.0105 0.4357 2.2000e-
004

0.0164 0.0164 0.0164 0.0164 1.2575 7.0708 8.3283 6.5000e-
004

2.3000e-
004

8.4131

Unmitigated
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Use Reclaimed Water

Turf Reduction

Use Water Efficient Irrigation System

7.1 Mitigation Measures Water

7.0 Water Detail

6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory tons/yr MT/yr

Architectural 
Coating

9.3900e-
003

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

0.1085 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Hearth 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Landscaping 9.9800e-
003

3.8100e-
003

0.3304 2.0000e-
005

1.8300e-
003

1.8300e-
003

1.8300e-
003

1.8300e-
003

0.0000 0.5391 0.5391 5.2000e-
004

0.0000 0.5521

Total 0.1278 3.8100e-
003

0.3304 2.0000e-
005

1.8300e-
003

1.8300e-
003

1.8300e-
003

1.8300e-
003

0.0000 0.5391 0.5391 5.2000e-
004

0.0000 0.5521

Mitigated
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Total CO2 CH4 N2O CO2e

Category MT/yr

Mitigated 10.1372 0.0683 1.6900e-
003

12.3475

Unmitigated 13.9642 0.0685 1.7200e-
003

16.1883

7.2 Water by Land Use

Indoor/Out
door Use

Total CO2 CH4 N2O CO2e

Land Use Mgal MT/yr

Retirement 
Community

2.08493 / 
1.31441

13.9642 0.0685 1.7200e-
003

16.1883

Total 13.9642 0.0685 1.7200e-
003

16.1883

Unmitigated
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8.1 Mitigation Measures Waste

7.2 Water by Land Use

Indoor/Out
door Use

Total CO2 CH4 N2O CO2e

Land Use Mgal MT/yr

Retirement 
Community

2.08493 / 
0.233293

10.1372 0.0683 1.6900e-
003

12.3475

Total 10.1372 0.0683 1.6900e-
003

12.3475

Mitigated

8.0 Waste Detail

Total CO2 CH4 N2O CO2e

MT/yr

 Mitigated 2.9880 0.1766 0.0000 7.4027

 Unmitigated 2.9880 0.1766 0.0000 7.4027

Category/Year
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8.2 Waste by Land Use

Waste 
Disposed

Total CO2 CH4 N2O CO2e

Land Use tons MT/yr

Retirement 
Community

14.72 2.9880 0.1766 0.0000 7.4027

Total 2.9880 0.1766 0.0000 7.4027

Unmitigated

Waste 
Disposed

Total CO2 CH4 N2O CO2e

Land Use tons MT/yr

Retirement 
Community

14.72 2.9880 0.1766 0.0000 7.4027

Total 2.9880 0.1766 0.0000 7.4027

Mitigated

9.0 Operational Offroad

Equipment Type Number Hours/Day Days/Year Horse Power Load Factor Fuel Type

CalEEMod Version: CalEEMod.2016.3.2 Date: 8/4/2020 9:34 AMPage 31 of 33

Conroy Senior Housing - South Coast Air Basin, Annual



11.0 Vegetation

10.0 Stationary Equipment

Fire Pumps and Emergency Generators

Equipment Type Number Hours/Day Hours/Year Horse Power Load Factor Fuel Type

Boilers

Equipment Type Number Heat Input/Day Heat Input/Year Boiler Rating Fuel Type

User Defined Equipment

Equipment Type Number
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Project Characteristics - 

Land Use - 1.8 acre with with 30,018 square feet of conditioned space. Project is 32 senior apartment units.

Woodstoves - No wood stoves pursuant to AQMD rules.

Construction Off-road Equipment Mitigation - AQMD Rules for dust minimization

Mobile Land Use Mitigation - 

Area Mitigation - AQMD rules for low VOC Paint

Water Mitigation - 

1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area Population

Retirement Community 32.00 Dwelling Unit 1.80 30,018.00 92

1.2 Other Project Characteristics

Urbanization

Climate Zone

Urban

10

Wind Speed (m/s) Precipitation Freq (Days)2.2 31

1.3 User Entered Comments & Non-Default Data

1.0 Project Characteristics

Utility Company Southern California Edison

2022Operational Year

CO2 Intensity 
(lb/MWhr)

702.44 0.029CH4 Intensity 
(lb/MWhr)

0.006N2O Intensity 
(lb/MWhr)

Conroy Senior Housing
South Coast Air Basin, Summer
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2.0 Emissions Summary

Table Name Column Name Default Value New Value

tblLandUse LandUseSquareFeet 32,000.00 30,018.00

tblLandUse LotAcreage 6.40 1.80

tblWoodstoves NumberCatalytic 1.60 0.00

tblWoodstoves NumberNoncatalytic 1.60 0.00

tblWoodstoves WoodstoveDayYear 25.00 0.00

tblWoodstoves WoodstoveWoodMass 999.60 0.00
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2.1 Overall Construction (Maximum Daily Emission)

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year lb/day lb/day

2020 2.1845 20.9857 15.1871 0.0256 5.8890 1.1536 6.7106 2.9774 1.0772 3.7333 0.0000 2,471.011
4

2,471.011
4

0.6012 0.0000 2,486.042
2

2021 19.0227 13.9861 13.8327 0.0254 0.2763 0.6868 0.9631 0.0737 0.6631 0.7368 0.0000 2,337.029
7

2,337.029
7

0.4150 0.0000 2,346.258
5

Maximum 19.0227 20.9857 15.1871 0.0256 5.8890 1.1536 6.7106 2.9774 1.0772 3.7333 0.0000 2,471.011
4

2,471.011
4

0.6012 0.0000 2,486.042
2

Unmitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year lb/day lb/day

2020 2.1845 20.9857 15.1871 0.0256 2.6992 1.1536 3.5209 1.3529 1.0772 2.1088 0.0000 2,471.011
4

2,471.0114 0.6012 0.0000 2,486.042
2

2021 19.0227 13.9861 13.8327 0.0254 0.2763 0.6868 0.9631 0.0737 0.6631 0.7368 0.0000 2,337.029
7

2,337.029
7

0.4150 0.0000 2,346.258
5

Maximum 19.0227 20.9857 15.1871 0.0256 2.6992 1.1536 3.5209 1.3529 1.0772 2.1088 0.0000 2,471.011
4

2,471.011
4

0.6012 0.0000 2,486.042
2

Mitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

0.00 0.00 0.00 0.00 51.74 0.00 41.57 53.24 0.00 36.34 0.00 0.00 0.00 0.00 0.00 0.00
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2.2 Overall Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Area 8.2471 0.5665 11.0733 0.0161 1.1795 1.1795 1.1795 1.1795 110.8890 580.7537 691.6426 0.0156 0.0203 698.0959

Energy 0.0147 0.1258 0.0536 8.0000e-
004

0.0102 0.0102 0.0102 0.0102 160.6395 160.6395 3.0800e-
003

2.9500e-
003

161.5941

Mobile 0.1319 0.6522 1.7802 6.7100e-
003

0.5578 5.1400e-
003

0.5629 0.1492 4.8000e-
003

0.1540 682.3454 682.3454 0.0314 683.1300

Total 8.3938 1.3445 12.9070 0.0236 0.5578 1.1949 1.7526 0.1492 1.1945 1.3437 110.8890 1,423.738
6

1,534.627
5

0.0501 0.0233 1,542.820
0

Unmitigated Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Area 0.7256 0.0305 2.6429 1.4000e-
004

0.0146 0.0146 0.0146 0.0146 0.0000 4.7537 4.7537 4.5900e-
003

0.0000 4.8683

Energy 0.0147 0.1258 0.0536 8.0000e-
004

0.0102 0.0102 0.0102 0.0102 160.6395 160.6395 3.0800e-
003

2.9500e-
003

161.5941

Mobile 0.1234 0.5964 1.5521 5.7600e-
003

0.4743 4.4400e-
003

0.4787 0.1269 4.1400e-
003

0.1310 585.8152 585.8152 0.0275 586.5021

Total 0.8638 0.7527 4.2485 6.7000e-
003

0.4743 0.0292 0.5035 0.1269 0.0289 0.1558 0.0000 751.2084 751.2084 0.0352 2.9500e-
003

752.9645

Mitigated Operational

CalEEMod Version: CalEEMod.2016.3.2 Date: 8/4/2020 9:33 AMPage 4 of 27

Conroy Senior Housing - South Coast Air Basin, Summer



3.0 Construction Detail

Construction Phase

Phase 
Number

Phase Name Phase Type Start Date End Date Num Days 
Week

Num Days Phase Description

1 Demolition Demolition 10/17/2020 11/13/2020 5 20

2 Site Preparation Site Preparation 11/14/2020 11/17/2020 5 2

3 Grading Grading 11/18/2020 11/23/2020 5 4

4 Building Construction Building Construction 11/24/2020 8/30/2021 5 200

5 Paving Paving 8/31/2021 9/13/2021 5 10

6 Architectural Coating Architectural Coating 9/14/2021 9/27/2021 5 10

OffRoad Equipment

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

89.71 44.01 67.08 71.59 14.97 97.56 71.27 14.96 97.58 88.41 100.00 47.24 51.05 29.84 87.33 51.20

Residential Indoor: 60,786; Residential Outdoor: 20,262; Non-Residential Indoor: 0; Non-Residential Outdoor: 0; Striped Parking Area: 0 
(Architectural Coating – sqft)

Acres of Grading (Site Preparation Phase): 1

Acres of Grading (Grading Phase): 1.5

Acres of Paving: 0
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Phase Name Offroad Equipment Type Amount Usage Hours Horse Power Load Factor

Architectural Coating Air Compressors 1 6.00 78 0.48

Paving Cement and Mortar Mixers 1 6.00 9 0.56

Demolition Concrete/Industrial Saws 1 8.00 81 0.73

Building Construction Generator Sets 1 8.00 84 0.74

Building Construction Cranes 1 6.00 231 0.29

Building Construction Forklifts 1 6.00 89 0.20

Site Preparation Graders 1 8.00 187 0.41

Paving Pavers 1 6.00 130 0.42

Paving Rollers 1 7.00 80 0.38

Demolition Rubber Tired Dozers 1 8.00 247 0.40

Grading Rubber Tired Dozers 1 6.00 247 0.40

Building Construction Tractors/Loaders/Backhoes 1 6.00 97 0.37

Demolition Tractors/Loaders/Backhoes 3 8.00 97 0.37

Grading Tractors/Loaders/Backhoes 1 7.00 97 0.37

Paving Tractors/Loaders/Backhoes 1 8.00 97 0.37

Site Preparation Tractors/Loaders/Backhoes 1 8.00 97 0.37

Grading Graders 1 6.00 187 0.41

Paving Paving Equipment 1 8.00 132 0.36

Site Preparation Rubber Tired Dozers 1 7.00 247 0.40

Building Construction Welders 3 8.00 46 0.45

Trips and VMT
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3.2 Demolition - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 2.1262 20.9463 14.6573 0.0241 1.1525 1.1525 1.0761 1.0761 2,322.312
7

2,322.312
7

0.5970 2,337.236
3

Total 2.1262 20.9463 14.6573 0.0241 1.1525 1.1525 1.0761 1.0761 2,322.312
7

2,322.312
7

0.5970 2,337.236
3

Unmitigated Construction On-Site

3.1 Mitigation Measures Construction

Water Exposed Area

Phase Name Offroad Equipment 
Count

Worker Trip 
Number

Vendor Trip 
Number

Hauling Trip 
Number

Worker Trip 
Length

Vendor Trip 
Length

Hauling Trip 
Length

Worker Vehicle 
Class

Vendor 
Vehicle Class

Hauling 
Vehicle Class

Demolition 5 13.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Site Preparation 3 8.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Grading 3 8.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Building Construction 7 23.00 3.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Paving 5 13.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Architectural Coating 1 5.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT
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3.2 Demolition - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0583 0.0394 0.5299 1.4900e-
003

0.1453 1.1100e-
003

0.1464 0.0385 1.0200e-
003

0.0396 148.6987 148.6987 4.2900e-
003

148.8059

Total 0.0583 0.0394 0.5299 1.4900e-
003

0.1453 1.1100e-
003

0.1464 0.0385 1.0200e-
003

0.0396 148.6987 148.6987 4.2900e-
003

148.8059

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 2.1262 20.9463 14.6573 0.0241 1.1525 1.1525 1.0761 1.0761 0.0000 2,322.312
7

2,322.312
7

0.5970 2,337.236
3

Total 2.1262 20.9463 14.6573 0.0241 1.1525 1.1525 1.0761 1.0761 0.0000 2,322.312
7

2,322.312
7

0.5970 2,337.236
3

Mitigated Construction On-Site
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3.2 Demolition - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0583 0.0394 0.5299 1.4900e-
003

0.1453 1.1100e-
003

0.1464 0.0385 1.0200e-
003

0.0396 148.6987 148.6987 4.2900e-
003

148.8059

Total 0.0583 0.0394 0.5299 1.4900e-
003

0.1453 1.1100e-
003

0.1464 0.0385 1.0200e-
003

0.0396 148.6987 148.6987 4.2900e-
003

148.8059

Mitigated Construction Off-Site

3.3 Site Preparation - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 5.7996 0.0000 5.7996 2.9537 0.0000 2.9537 0.0000 0.0000

Off-Road 1.6299 18.3464 7.7093 0.0172 0.8210 0.8210 0.7553 0.7553 1,667.4119 1,667.4119 0.5393 1,680.893
7

Total 1.6299 18.3464 7.7093 0.0172 5.7996 0.8210 6.6205 2.9537 0.7553 3.7090 1,667.411
9

1,667.411
9

0.5393 1,680.893
7

Unmitigated Construction On-Site
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3.3 Site Preparation - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0359 0.0243 0.3261 9.2000e-
004

0.0894 6.8000e-
004

0.0901 0.0237 6.3000e-
004

0.0243 91.5069 91.5069 2.6400e-
003

91.5728

Total 0.0359 0.0243 0.3261 9.2000e-
004

0.0894 6.8000e-
004

0.0901 0.0237 6.3000e-
004

0.0243 91.5069 91.5069 2.6400e-
003

91.5728

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 2.6098 0.0000 2.6098 1.3292 0.0000 1.3292 0.0000 0.0000

Off-Road 1.6299 18.3464 7.7093 0.0172 0.8210 0.8210 0.7553 0.7553 0.0000 1,667.4119 1,667.4119 0.5393 1,680.893
7

Total 1.6299 18.3464 7.7093 0.0172 2.6098 0.8210 3.4308 1.3292 0.7553 2.0844 0.0000 1,667.411
9

1,667.411
9

0.5393 1,680.893
7

Mitigated Construction On-Site
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3.3 Site Preparation - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0359 0.0243 0.3261 9.2000e-
004

0.0894 6.8000e-
004

0.0901 0.0237 6.3000e-
004

0.0243 91.5069 91.5069 2.6400e-
003

91.5728

Total 0.0359 0.0243 0.3261 9.2000e-
004

0.0894 6.8000e-
004

0.0901 0.0237 6.3000e-
004

0.0243 91.5069 91.5069 2.6400e-
003

91.5728

Mitigated Construction Off-Site

3.4 Grading - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 4.9143 0.0000 4.9143 2.5256 0.0000 2.5256 0.0000 0.0000

Off-Road 1.3498 15.0854 6.4543 0.0141 0.6844 0.6844 0.6296 0.6296 1,365.718
3

1,365.718
3

0.4417 1,376.760
9

Total 1.3498 15.0854 6.4543 0.0141 4.9143 0.6844 5.5986 2.5256 0.6296 3.1552 1,365.718
3

1,365.718
3

0.4417 1,376.760
9

Unmitigated Construction On-Site
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3.4 Grading - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0359 0.0243 0.3261 9.2000e-
004

0.0894 6.8000e-
004

0.0901 0.0237 6.3000e-
004

0.0243 91.5069 91.5069 2.6400e-
003

91.5728

Total 0.0359 0.0243 0.3261 9.2000e-
004

0.0894 6.8000e-
004

0.0901 0.0237 6.3000e-
004

0.0243 91.5069 91.5069 2.6400e-
003

91.5728

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 2.2114 0.0000 2.2114 1.1365 0.0000 1.1365 0.0000 0.0000

Off-Road 1.3498 15.0854 6.4543 0.0141 0.6844 0.6844 0.6296 0.6296 0.0000 1,365.718
3

1,365.718
3

0.4417 1,376.760
9

Total 1.3498 15.0854 6.4543 0.0141 2.2114 0.6844 2.8958 1.1365 0.6296 1.7662 0.0000 1,365.718
3

1,365.718
3

0.4417 1,376.760
9

Mitigated Construction On-Site
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3.4 Grading - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0359 0.0243 0.3261 9.2000e-
004

0.0894 6.8000e-
004

0.0901 0.0237 6.3000e-
004

0.0243 91.5069 91.5069 2.6400e-
003

91.5728

Total 0.0359 0.0243 0.3261 9.2000e-
004

0.0894 6.8000e-
004

0.0901 0.0237 6.3000e-
004

0.0243 91.5069 91.5069 2.6400e-
003

91.5728

Mitigated Construction Off-Site

3.5 Building Construction - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 2.0305 14.7882 13.1881 0.0220 0.7960 0.7960 0.7688 0.7688 2,001.159
5

2,001.159
5

0.3715 2,010.446
7

Total 2.0305 14.7882 13.1881 0.0220 0.7960 0.7960 0.7688 0.7688 2,001.159
5

2,001.159
5

0.3715 2,010.446
7

Unmitigated Construction On-Site
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3.5 Building Construction - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 9.9600e-
003

0.3160 0.0769 7.7000e-
004

0.0192 1.5600e-
003

0.0208 5.5300e-
003

1.5000e-
003

7.0200e-
003

81.8374 81.8374 5.2400e-
003

81.9684

Worker 0.1032 0.0697 0.9374 2.6400e-
003

0.2571 1.9600e-
003

0.2591 0.0682 1.8100e-
003

0.0700 263.0824 263.0824 7.5800e-
003

263.2719

Total 0.1131 0.3857 1.0143 3.4100e-
003

0.2763 3.5200e-
003

0.2798 0.0737 3.3100e-
003

0.0770 344.9198 344.9198 0.0128 345.2403

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 2.0305 14.7882 13.1881 0.0220 0.7960 0.7960 0.7688 0.7688 0.0000 2,001.159
5

2,001.159
5

0.3715 2,010.446
7

Total 2.0305 14.7882 13.1881 0.0220 0.7960 0.7960 0.7688 0.7688 0.0000 2,001.159
5

2,001.159
5

0.3715 2,010.446
7

Mitigated Construction On-Site
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3.5 Building Construction - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 9.9600e-
003

0.3160 0.0769 7.7000e-
004

0.0192 1.5600e-
003

0.0208 5.5300e-
003

1.5000e-
003

7.0200e-
003

81.8374 81.8374 5.2400e-
003

81.9684

Worker 0.1032 0.0697 0.9374 2.6400e-
003

0.2571 1.9600e-
003

0.2591 0.0682 1.8100e-
003

0.0700 263.0824 263.0824 7.5800e-
003

263.2719

Total 0.1131 0.3857 1.0143 3.4100e-
003

0.2763 3.5200e-
003

0.2798 0.0737 3.3100e-
003

0.0770 344.9198 344.9198 0.0128 345.2403

Mitigated Construction Off-Site

3.5 Building Construction - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 1.8125 13.6361 12.8994 0.0221 0.6843 0.6843 0.6608 0.6608 2,001.220
0

2,001.220
0

0.3573 2,010.151
7

Total 1.8125 13.6361 12.8994 0.0221 0.6843 0.6843 0.6608 0.6608 2,001.220
0

2,001.220
0

0.3573 2,010.151
7

Unmitigated Construction On-Site
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3.5 Building Construction - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 8.4400e-
003

0.2873 0.0698 7.6000e-
004

0.0192 5.9000e-
004

0.0198 5.5300e-
003

5.6000e-
004

6.0900e-
003

81.2231 81.2231 5.0200e-
003

81.3487

Worker 0.0963 0.0628 0.8636 2.5600e-
003

0.2571 1.9000e-
003

0.2590 0.0682 1.7500e-
003

0.0699 254.5866 254.5866 6.8600e-
003

254.7582

Total 0.1047 0.3501 0.9333 3.3200e-
003

0.2763 2.4900e-
003

0.2788 0.0737 2.3100e-
003

0.0760 335.8097 335.8097 0.0119 336.1068

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 1.8125 13.6361 12.8994 0.0221 0.6843 0.6843 0.6608 0.6608 0.0000 2,001.220
0

2,001.220
0

0.3573 2,010.151
7

Total 1.8125 13.6361 12.8994 0.0221 0.6843 0.6843 0.6608 0.6608 0.0000 2,001.220
0

2,001.220
0

0.3573 2,010.151
7

Mitigated Construction On-Site
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3.5 Building Construction - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 8.4400e-
003

0.2873 0.0698 7.6000e-
004

0.0192 5.9000e-
004

0.0198 5.5300e-
003

5.6000e-
004

6.0900e-
003

81.2231 81.2231 5.0200e-
003

81.3487

Worker 0.0963 0.0628 0.8636 2.5600e-
003

0.2571 1.9000e-
003

0.2590 0.0682 1.7500e-
003

0.0699 254.5866 254.5866 6.8600e-
003

254.7582

Total 0.1047 0.3501 0.9333 3.3200e-
003

0.2763 2.4900e-
003

0.2788 0.0737 2.3100e-
003

0.0760 335.8097 335.8097 0.0119 336.1068

Mitigated Construction Off-Site

3.6 Paving - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 0.7739 7.7422 8.8569 0.0135 0.4153 0.4153 0.3830 0.3830 1,296.866
4

1,296.866
4

0.4111 1,307.144
2

Paving 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.7739 7.7422 8.8569 0.0135 0.4153 0.4153 0.3830 0.3830 1,296.866
4

1,296.866
4

0.4111 1,307.144
2

Unmitigated Construction On-Site
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3.6 Paving - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0544 0.0355 0.4881 1.4400e-
003

0.1453 1.0800e-
003

0.1464 0.0385 9.9000e-
004

0.0395 143.8968 143.8968 3.8800e-
003

143.9937

Total 0.0544 0.0355 0.4881 1.4400e-
003

0.1453 1.0800e-
003

0.1464 0.0385 9.9000e-
004

0.0395 143.8968 143.8968 3.8800e-
003

143.9937

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 0.7739 7.7422 8.8569 0.0135 0.4153 0.4153 0.3830 0.3830 0.0000 1,296.866
4

1,296.866
4

0.4111 1,307.144
2

Paving 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.7739 7.7422 8.8569 0.0135 0.4153 0.4153 0.3830 0.3830 0.0000 1,296.866
4

1,296.866
4

0.4111 1,307.144
2

Mitigated Construction On-Site
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3.6 Paving - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0544 0.0355 0.4881 1.4400e-
003

0.1453 1.0800e-
003

0.1464 0.0385 9.9000e-
004

0.0395 143.8968 143.8968 3.8800e-
003

143.9937

Total 0.0544 0.0355 0.4881 1.4400e-
003

0.1453 1.0800e-
003

0.1464 0.0385 9.9000e-
004

0.0395 143.8968 143.8968 3.8800e-
003

143.9937

Mitigated Construction Off-Site

3.7 Architectural Coating - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Archit. Coating 18.7829 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.2189 1.5268 1.8176 2.9700e-
003

0.0941 0.0941 0.0941 0.0941 281.4481 281.4481 0.0193 281.9309

Total 19.0018 1.5268 1.8176 2.9700e-
003

0.0941 0.0941 0.0941 0.0941 281.4481 281.4481 0.0193 281.9309

Unmitigated Construction On-Site
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3.7 Architectural Coating - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0209 0.0137 0.1877 5.6000e-
004

0.0559 4.1000e-
004

0.0563 0.0148 3.8000e-
004

0.0152 55.3449 55.3449 1.4900e-
003

55.3822

Total 0.0209 0.0137 0.1877 5.6000e-
004

0.0559 4.1000e-
004

0.0563 0.0148 3.8000e-
004

0.0152 55.3449 55.3449 1.4900e-
003

55.3822

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Archit. Coating 18.7829 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.2189 1.5268 1.8176 2.9700e-
003

0.0941 0.0941 0.0941 0.0941 0.0000 281.4481 281.4481 0.0193 281.9309

Total 19.0018 1.5268 1.8176 2.9700e-
003

0.0941 0.0941 0.0941 0.0941 0.0000 281.4481 281.4481 0.0193 281.9309

Mitigated Construction On-Site
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4.0 Operational Detail - Mobile

4.1 Mitigation Measures Mobile

Increase Density

Increase Transit Accessibility

3.7 Architectural Coating - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0209 0.0137 0.1877 5.6000e-
004

0.0559 4.1000e-
004

0.0563 0.0148 3.8000e-
004

0.0152 55.3449 55.3449 1.4900e-
003

55.3822

Total 0.0209 0.0137 0.1877 5.6000e-
004

0.0559 4.1000e-
004

0.0563 0.0148 3.8000e-
004

0.0152 55.3449 55.3449 1.4900e-
003

55.3822

Mitigated Construction Off-Site
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Mitigated 0.1234 0.5964 1.5521 5.7600e-
003

0.4743 4.4400e-
003

0.4787 0.1269 4.1400e-
003

0.1310 585.8152 585.8152 0.0275 586.5021

Unmitigated 0.1319 0.6522 1.7802 6.7100e-
003

0.5578 5.1400e-
003

0.5629 0.1492 4.8000e-
003

0.1540 682.3454 682.3454 0.0314 683.1300

4.2 Trip Summary Information

4.3 Trip Type Information

Average Daily Trip Rate Unmitigated Mitigated

Land Use Weekday Saturday Sunday Annual VMT Annual VMT

Retirement Community 76.80 64.96 62.40 249,628 212,260

Total 76.80 64.96 62.40 249,628 212,260

Miles Trip % Trip Purpose %

Land Use H-W or C-W H-S or C-C H-O or C-NW H-W or C-W H-S or C-C H-O or C-NW Primary Diverted Pass-by

Retirement Community 14.70 5.90 8.70 40.20 19.20 40.60 86 11 3

5.0 Energy Detail

4.4 Fleet Mix

Land Use LDA LDT1 LDT2 MDV LHD1 LHD2 MHD HHD OBUS UBUS MCY SBUS MH

Retirement Community 0.552111 0.043066 0.201891 0.118512 0.015605 0.005863 0.021387 0.031253 0.002087 0.001818 0.004803 0.000708 0.000896

Historical Energy Use: N
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

NaturalGas 
Mitigated

0.0147 0.1258 0.0536 8.0000e-
004

0.0102 0.0102 0.0102 0.0102 160.6395 160.6395 3.0800e-
003

2.9500e-
003

161.5941

NaturalGas 
Unmitigated

0.0147 0.1258 0.0536 8.0000e-
004

0.0102 0.0102 0.0102 0.0102 160.6395 160.6395 3.0800e-
003

2.9500e-
003

161.5941

5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

Retirement 
Community

1365.44 0.0147 0.1258 0.0536 8.0000e-
004

0.0102 0.0102 0.0102 0.0102 160.6395 160.6395 3.0800e-
003

2.9500e-
003

161.5941

Total 0.0147 0.1258 0.0536 8.0000e-
004

0.0102 0.0102 0.0102 0.0102 160.6395 160.6395 3.0800e-
003

2.9500e-
003

161.5941

Unmitigated

5.1 Mitigation Measures Energy
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Use Low VOC Paint - Residential Interior

Use Low VOC Paint - Residential Exterior

No Hearths Installed

6.1 Mitigation Measures Area

6.0 Area Detail

5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

Retirement 
Community

1.36544 0.0147 0.1258 0.0536 8.0000e-
004

0.0102 0.0102 0.0102 0.0102 160.6395 160.6395 3.0800e-
003

2.9500e-
003

161.5941

Total 0.0147 0.1258 0.0536 8.0000e-
004

0.0102 0.0102 0.0102 0.0102 160.6395 160.6395 3.0800e-
003

2.9500e-
003

161.5941

Mitigated
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Mitigated 0.7256 0.0305 2.6429 1.4000e-
004

0.0146 0.0146 0.0146 0.0146 0.0000 4.7537 4.7537 4.5900e-
003

0.0000 4.8683

Unmitigated 8.2471 0.5665 11.0733 0.0161 1.1795 1.1795 1.1795 1.1795 110.8890 580.7537 691.6426 0.0156 0.0203 698.0959

6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

Architectural 
Coating

0.0515 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

0.5944 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Hearth 7.5215 0.5360 8.4304 0.0159 1.1649 1.1649 1.1649 1.1649 110.8890 576.0000 686.8890 0.0110 0.0203 693.2276

Landscaping 0.0798 0.0305 2.6429 1.4000e-
004

0.0146 0.0146 0.0146 0.0146 4.7537 4.7537 4.5900e-
003

4.8683

Total 8.2472 0.5665 11.0733 0.0161 1.1795 1.1795 1.1795 1.1795 110.8890 580.7537 691.6426 0.0156 0.0203 698.0959

Unmitigated
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8.1 Mitigation Measures Waste

Use Reclaimed Water

Turf Reduction

Use Water Efficient Irrigation System

7.1 Mitigation Measures Water

7.0 Water Detail

8.0 Waste Detail

6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

Architectural 
Coating

0.0515 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

0.5944 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Hearth 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Landscaping 0.0798 0.0305 2.6429 1.4000e-
004

0.0146 0.0146 0.0146 0.0146 4.7537 4.7537 4.5900e-
003

4.8683

Total 0.7257 0.0305 2.6429 1.4000e-
004

0.0146 0.0146 0.0146 0.0146 0.0000 4.7537 4.7537 4.5900e-
003

0.0000 4.8683

Mitigated

9.0 Operational Offroad
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11.0 Vegetation

Equipment Type Number Hours/Day Days/Year Horse Power Load Factor Fuel Type

10.0 Stationary Equipment

Fire Pumps and Emergency Generators

Equipment Type Number Hours/Day Hours/Year Horse Power Load Factor Fuel Type

Boilers

Equipment Type Number Heat Input/Day Heat Input/Year Boiler Rating Fuel Type

User Defined Equipment

Equipment Type Number
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Project Characteristics - 

Land Use - 1.8 acre with with 30,018 square feet of conditioned space. Project is 32 senior apartment units.

Woodstoves - No wood stoves pursuant to AQMD rules.

Construction Off-road Equipment Mitigation - AQMD Rules for dust minimization

Mobile Land Use Mitigation - 

Area Mitigation - AQMD rules for low VOC Paint

Water Mitigation - 

1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area Population

Retirement Community 32.00 Dwelling Unit 1.80 30,018.00 92

1.2 Other Project Characteristics

Urbanization

Climate Zone

Urban

10

Wind Speed (m/s) Precipitation Freq (Days)2.2 31

1.3 User Entered Comments & Non-Default Data

1.0 Project Characteristics

Utility Company Southern California Edison

2022Operational Year

CO2 Intensity 
(lb/MWhr)

702.44 0.029CH4 Intensity 
(lb/MWhr)

0.006N2O Intensity 
(lb/MWhr)

Conroy Senior Housing
South Coast Air Basin, Winter
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2.0 Emissions Summary

Table Name Column Name Default Value New Value

tblLandUse LandUseSquareFeet 32,000.00 30,018.00

tblLandUse LotAcreage 6.40 1.80

tblWoodstoves NumberCatalytic 1.60 0.00

tblWoodstoves NumberNoncatalytic 1.60 0.00

tblWoodstoves WoodstoveDayYear 25.00 0.00

tblWoodstoves WoodstoveWoodMass 999.60 0.00
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2.1 Overall Construction (Maximum Daily Emission)

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year lb/day lb/day

2020 2.1903 20.9896 15.1377 0.0255 5.8890 1.1536 6.7106 2.9774 1.0772 3.7333 0.0000 2,461.783
3

2,461.783
3

0.6010 0.0000 2,476.807
4

2021 19.0248 13.9916 13.7586 0.0252 0.2763 0.6869 0.9631 0.0737 0.6631 0.7368 0.0000 2,319.006
9

2,319.006
9

0.4147 0.0000 2,328.233
3

Maximum 19.0248 20.9896 15.1377 0.0255 5.8890 1.1536 6.7106 2.9774 1.0772 3.7333 0.0000 2,461.783
3

2,461.783
3

0.6010 0.0000 2,476.807
4

Unmitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year lb/day lb/day

2020 2.1903 20.9896 15.1377 0.0255 2.6992 1.1536 3.5209 1.3529 1.0772 2.1088 0.0000 2,461.783
3

2,461.783
3

0.6010 0.0000 2,476.807
4

2021 19.0248 13.9916 13.7586 0.0252 0.2763 0.6869 0.9631 0.0737 0.6631 0.7368 0.0000 2,319.006
9

2,319.006
9

0.4147 0.0000 2,328.233
3

Maximum 19.0248 20.9896 15.1377 0.0255 2.6992 1.1536 3.5209 1.3529 1.0772 2.1088 0.0000 2,461.783
3

2,461.783
3

0.6010 0.0000 2,476.807
4

Mitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

0.00 0.00 0.00 0.00 51.74 0.00 41.57 53.24 0.00 36.34 0.00 0.00 0.00 0.00 0.00 0.00
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2.2 Overall Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Area 8.2471 0.5665 11.0733 0.0161 1.1795 1.1795 1.1795 1.1795 110.8890 580.7537 691.6426 0.0156 0.0203 698.0959

Energy 0.0147 0.1258 0.0536 8.0000e-
004

0.0102 0.0102 0.0102 0.0102 160.6395 160.6395 3.0800e-
003

2.9500e-
003

161.5941

Mobile 0.1266 0.6664 1.6710 6.3600e-
003

0.5578 5.1700e-
003

0.5630 0.1492 4.8200e-
003

0.1541 647.7207 647.7207 0.0313 648.5037

Total 8.3885 1.3587 12.7978 0.0232 0.5578 1.1949 1.7527 0.1492 1.1945 1.3438 110.8890 1,389.113
9

1,500.002
8

0.0500 0.0233 1,508.193
7

Unmitigated Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Area 0.7256 0.0305 2.6429 1.4000e-
004

0.0146 0.0146 0.0146 0.0146 0.0000 4.7537 4.7537 4.5900e-
003

0.0000 4.8683

Energy 0.0147 0.1258 0.0536 8.0000e-
004

0.0102 0.0102 0.0102 0.0102 160.6395 160.6395 3.0800e-
003

2.9500e-
003

161.5941

Mobile 0.1184 0.6076 1.4668 5.4600e-
003

0.4743 4.4700e-
003

0.4788 0.1269 4.1700e-
003

0.1311 555.8478 555.8478 0.0275 556.5358

Total 0.8588 0.7639 4.1633 6.4000e-
003

0.4743 0.0292 0.5035 0.1269 0.0289 0.1558 0.0000 721.2409 721.2409 0.0352 2.9500e-
003

722.9982

Mitigated Operational
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3.0 Construction Detail

Construction Phase

Phase 
Number

Phase Name Phase Type Start Date End Date Num Days 
Week

Num Days Phase Description

1 Demolition Demolition 10/17/2020 11/13/2020 5 20

2 Site Preparation Site Preparation 11/14/2020 11/17/2020 5 2

3 Grading Grading 11/18/2020 11/23/2020 5 4

4 Building Construction Building Construction 11/24/2020 8/30/2021 5 200

5 Paving Paving 8/31/2021 9/13/2021 5 10

6 Architectural Coating Architectural Coating 9/14/2021 9/27/2021 5 10

OffRoad Equipment

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

89.76 43.78 67.47 72.45 14.97 97.55 71.27 14.96 97.58 88.40 100.00 48.08 51.92 29.66 87.33 52.06

Residential Indoor: 60,786; Residential Outdoor: 20,262; Non-Residential Indoor: 0; Non-Residential Outdoor: 0; Striped Parking Area: 0 
(Architectural Coating – sqft)

Acres of Grading (Site Preparation Phase): 1

Acres of Grading (Grading Phase): 1.5

Acres of Paving: 0
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Phase Name Offroad Equipment Type Amount Usage Hours Horse Power Load Factor

Architectural Coating Air Compressors 1 6.00 78 0.48

Paving Cement and Mortar Mixers 1 6.00 9 0.56

Demolition Concrete/Industrial Saws 1 8.00 81 0.73

Building Construction Generator Sets 1 8.00 84 0.74

Building Construction Cranes 1 6.00 231 0.29

Building Construction Forklifts 1 6.00 89 0.20

Site Preparation Graders 1 8.00 187 0.41

Paving Pavers 1 6.00 130 0.42

Paving Rollers 1 7.00 80 0.38

Demolition Rubber Tired Dozers 1 8.00 247 0.40

Grading Rubber Tired Dozers 1 6.00 247 0.40

Building Construction Tractors/Loaders/Backhoes 1 6.00 97 0.37

Demolition Tractors/Loaders/Backhoes 3 8.00 97 0.37

Grading Tractors/Loaders/Backhoes 1 7.00 97 0.37

Paving Tractors/Loaders/Backhoes 1 8.00 97 0.37

Site Preparation Tractors/Loaders/Backhoes 1 8.00 97 0.37

Grading Graders 1 6.00 187 0.41

Paving Paving Equipment 1 8.00 132 0.36

Site Preparation Rubber Tired Dozers 1 7.00 247 0.40

Building Construction Welders 3 8.00 46 0.45

Trips and VMT

CalEEMod Version: CalEEMod.2016.3.2 Date: 8/4/2020 9:31 AMPage 6 of 27

Conroy Senior Housing - South Coast Air Basin, Winter



3.2 Demolition - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 2.1262 20.9463 14.6573 0.0241 1.1525 1.1525 1.0761 1.0761 2,322.312
7

2,322.312
7

0.5970 2,337.236
3

Total 2.1262 20.9463 14.6573 0.0241 1.1525 1.1525 1.0761 1.0761 2,322.312
7

2,322.312
7

0.5970 2,337.236
3

Unmitigated Construction On-Site

3.1 Mitigation Measures Construction

Water Exposed Area

Phase Name Offroad Equipment 
Count

Worker Trip 
Number

Vendor Trip 
Number

Hauling Trip 
Number

Worker Trip 
Length

Vendor Trip 
Length

Hauling Trip 
Length

Worker Vehicle 
Class

Vendor 
Vehicle Class

Hauling 
Vehicle Class

Demolition 5 13.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Site Preparation 3 8.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Grading 3 8.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Building Construction 7 23.00 3.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Paving 5 13.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Architectural Coating 1 5.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT
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3.2 Demolition - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0642 0.0433 0.4805 1.4000e-
003

0.1453 1.1100e-
003

0.1464 0.0385 1.0200e-
003

0.0396 139.4707 139.4707 4.0100e-
003

139.5710

Total 0.0642 0.0433 0.4805 1.4000e-
003

0.1453 1.1100e-
003

0.1464 0.0385 1.0200e-
003

0.0396 139.4707 139.4707 4.0100e-
003

139.5710

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 2.1262 20.9463 14.6573 0.0241 1.1525 1.1525 1.0761 1.0761 0.0000 2,322.312
7

2,322.312
7

0.5970 2,337.236
3

Total 2.1262 20.9463 14.6573 0.0241 1.1525 1.1525 1.0761 1.0761 0.0000 2,322.312
7

2,322.312
7

0.5970 2,337.236
3

Mitigated Construction On-Site
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3.2 Demolition - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0642 0.0433 0.4805 1.4000e-
003

0.1453 1.1100e-
003

0.1464 0.0385 1.0200e-
003

0.0396 139.4707 139.4707 4.0100e-
003

139.5710

Total 0.0642 0.0433 0.4805 1.4000e-
003

0.1453 1.1100e-
003

0.1464 0.0385 1.0200e-
003

0.0396 139.4707 139.4707 4.0100e-
003

139.5710

Mitigated Construction Off-Site

3.3 Site Preparation - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 5.7996 0.0000 5.7996 2.9537 0.0000 2.9537 0.0000 0.0000

Off-Road 1.6299 18.3464 7.7093 0.0172 0.8210 0.8210 0.7553 0.7553 1,667.4119 1,667.4119 0.5393 1,680.893
7

Total 1.6299 18.3464 7.7093 0.0172 5.7996 0.8210 6.6205 2.9537 0.7553 3.7090 1,667.411
9

1,667.411
9

0.5393 1,680.893
7

Unmitigated Construction On-Site
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3.3 Site Preparation - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0395 0.0267 0.2957 8.6000e-
004

0.0894 6.8000e-
004

0.0901 0.0237 6.3000e-
004

0.0243 85.8281 85.8281 2.4700e-
003

85.8899

Total 0.0395 0.0267 0.2957 8.6000e-
004

0.0894 6.8000e-
004

0.0901 0.0237 6.3000e-
004

0.0243 85.8281 85.8281 2.4700e-
003

85.8899

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 2.6098 0.0000 2.6098 1.3292 0.0000 1.3292 0.0000 0.0000

Off-Road 1.6299 18.3464 7.7093 0.0172 0.8210 0.8210 0.7553 0.7553 0.0000 1,667.4119 1,667.411
9

0.5393 1,680.893
7

Total 1.6299 18.3464 7.7093 0.0172 2.6098 0.8210 3.4308 1.3292 0.7553 2.0844 0.0000 1,667.411
9

1,667.411
9

0.5393 1,680.893
7

Mitigated Construction On-Site
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3.3 Site Preparation - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0395 0.0267 0.2957 8.6000e-
004

0.0894 6.8000e-
004

0.0901 0.0237 6.3000e-
004

0.0243 85.8281 85.8281 2.4700e-
003

85.8899

Total 0.0395 0.0267 0.2957 8.6000e-
004

0.0894 6.8000e-
004

0.0901 0.0237 6.3000e-
004

0.0243 85.8281 85.8281 2.4700e-
003

85.8899

Mitigated Construction Off-Site

3.4 Grading - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 4.9143 0.0000 4.9143 2.5256 0.0000 2.5256 0.0000 0.0000

Off-Road 1.3498 15.0854 6.4543 0.0141 0.6844 0.6844 0.6296 0.6296 1,365.718
3

1,365.718
3

0.4417 1,376.760
9

Total 1.3498 15.0854 6.4543 0.0141 4.9143 0.6844 5.5986 2.5256 0.6296 3.1552 1,365.718
3

1,365.718
3

0.4417 1,376.760
9

Unmitigated Construction On-Site
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3.4 Grading - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0395 0.0267 0.2957 8.6000e-
004

0.0894 6.8000e-
004

0.0901 0.0237 6.3000e-
004

0.0243 85.8281 85.8281 2.4700e-
003

85.8899

Total 0.0395 0.0267 0.2957 8.6000e-
004

0.0894 6.8000e-
004

0.0901 0.0237 6.3000e-
004

0.0243 85.8281 85.8281 2.4700e-
003

85.8899

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 2.2114 0.0000 2.2114 1.1365 0.0000 1.1365 0.0000 0.0000

Off-Road 1.3498 15.0854 6.4543 0.0141 0.6844 0.6844 0.6296 0.6296 0.0000 1,365.718
3

1,365.718
3

0.4417 1,376.760
9

Total 1.3498 15.0854 6.4543 0.0141 2.2114 0.6844 2.8958 1.1365 0.6296 1.7662 0.0000 1,365.718
3

1,365.718
3

0.4417 1,376.760
9

Mitigated Construction On-Site
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3.4 Grading - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0395 0.0267 0.2957 8.6000e-
004

0.0894 6.8000e-
004

0.0901 0.0237 6.3000e-
004

0.0243 85.8281 85.8281 2.4700e-
003

85.8899

Total 0.0395 0.0267 0.2957 8.6000e-
004

0.0894 6.8000e-
004

0.0901 0.0237 6.3000e-
004

0.0243 85.8281 85.8281 2.4700e-
003

85.8899

Mitigated Construction Off-Site

3.5 Building Construction - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 2.0305 14.7882 13.1881 0.0220 0.7960 0.7960 0.7688 0.7688 2,001.159
5

2,001.159
5

0.3715 2,010.446
7

Total 2.0305 14.7882 13.1881 0.0220 0.7960 0.7960 0.7688 0.7688 2,001.159
5

2,001.159
5

0.3715 2,010.446
7

Unmitigated Construction On-Site
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3.5 Building Construction - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0104 0.3159 0.0852 7.4000e-
004

0.0192 1.5900e-
003

0.0208 5.5300e-
003

1.5200e-
003

7.0500e-
003

79.6132 79.6132 5.6000e-
003

79.7532

Worker 0.1135 0.0766 0.8500 2.4800e-
003

0.2571 1.9600e-
003

0.2591 0.0682 1.8100e-
003

0.0700 246.7558 246.7558 7.1000e-
003

246.9334

Total 0.1239 0.3925 0.9352 3.2200e-
003

0.2763 3.5500e-
003

0.2798 0.0737 3.3300e-
003

0.0770 326.3690 326.3690 0.0127 326.6865

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 2.0305 14.7882 13.1881 0.0220 0.7960 0.7960 0.7688 0.7688 0.0000 2,001.159
5

2,001.159
5

0.3715 2,010.446
7

Total 2.0305 14.7882 13.1881 0.0220 0.7960 0.7960 0.7688 0.7688 0.0000 2,001.159
5

2,001.159
5

0.3715 2,010.446
7

Mitigated Construction On-Site

CalEEMod Version: CalEEMod.2016.3.2 Date: 8/4/2020 9:31 AMPage 14 of 27

Conroy Senior Housing - South Coast Air Basin, Winter



3.5 Building Construction - 2020

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0104 0.3159 0.0852 7.4000e-
004

0.0192 1.5900e-
003

0.0208 5.5300e-
003

1.5200e-
003

7.0500e-
003

79.6132 79.6132 5.6000e-
003

79.7532

Worker 0.1135 0.0766 0.8500 2.4800e-
003

0.2571 1.9600e-
003

0.2591 0.0682 1.8100e-
003

0.0700 246.7558 246.7558 7.1000e-
003

246.9334

Total 0.1239 0.3925 0.9352 3.2200e-
003

0.2763 3.5500e-
003

0.2798 0.0737 3.3300e-
003

0.0770 326.3690 326.3690 0.0127 326.6865

Mitigated Construction Off-Site

3.5 Building Construction - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 1.8125 13.6361 12.8994 0.0221 0.6843 0.6843 0.6608 0.6608 2,001.220
0

2,001.220
0

0.3573 2,010.151
7

Total 1.8125 13.6361 12.8994 0.0221 0.6843 0.6843 0.6608 0.6608 2,001.220
0

2,001.220
0

0.3573 2,010.151
7

Unmitigated Construction On-Site
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3.5 Building Construction - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 8.8700e-
003

0.2866 0.0776 7.4000e-
004

0.0192 6.1000e-
004

0.0198 5.5300e-
003

5.8000e-
004

6.1000e-
003

79.0121 79.0121 5.3700e-
003

79.1463

Worker 0.1061 0.0690 0.7817 2.4000e-
003

0.2571 1.9000e-
003

0.2590 0.0682 1.7500e-
003

0.0699 238.7748 238.7748 6.4200e-
003

238.9353

Total 0.1149 0.3556 0.8592 3.1400e-
003

0.2763 2.5100e-
003

0.2788 0.0737 2.3300e-
003

0.0760 317.7869 317.7869 0.0118 318.0816

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 1.8125 13.6361 12.8994 0.0221 0.6843 0.6843 0.6608 0.6608 0.0000 2,001.220
0

2,001.220
0

0.3573 2,010.151
7

Total 1.8125 13.6361 12.8994 0.0221 0.6843 0.6843 0.6608 0.6608 0.0000 2,001.220
0

2,001.220
0

0.3573 2,010.151
7

Mitigated Construction On-Site
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3.5 Building Construction - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 8.8700e-
003

0.2866 0.0776 7.4000e-
004

0.0192 6.1000e-
004

0.0198 5.5300e-
003

5.8000e-
004

6.1000e-
003

79.0121 79.0121 5.3700e-
003

79.1463

Worker 0.1061 0.0690 0.7817 2.4000e-
003

0.2571 1.9000e-
003

0.2590 0.0682 1.7500e-
003

0.0699 238.7748 238.7748 6.4200e-
003

238.9353

Total 0.1149 0.3556 0.8592 3.1400e-
003

0.2763 2.5100e-
003

0.2788 0.0737 2.3300e-
003

0.0760 317.7869 317.7869 0.0118 318.0816

Mitigated Construction Off-Site

3.6 Paving - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 0.7739 7.7422 8.8569 0.0135 0.4153 0.4153 0.3830 0.3830 1,296.866
4

1,296.866
4

0.4111 1,307.144
2

Paving 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.7739 7.7422 8.8569 0.0135 0.4153 0.4153 0.3830 0.3830 1,296.866
4

1,296.866
4

0.4111 1,307.144
2

Unmitigated Construction On-Site
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3.6 Paving - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0600 0.0390 0.4418 1.3500e-
003

0.1453 1.0800e-
003

0.1464 0.0385 9.9000e-
004

0.0395 134.9597 134.9597 3.6300e-
003

135.0504

Total 0.0600 0.0390 0.4418 1.3500e-
003

0.1453 1.0800e-
003

0.1464 0.0385 9.9000e-
004

0.0395 134.9597 134.9597 3.6300e-
003

135.0504

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 0.7739 7.7422 8.8569 0.0135 0.4153 0.4153 0.3830 0.3830 0.0000 1,296.866
4

1,296.866
4

0.4111 1,307.144
2

Paving 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.7739 7.7422 8.8569 0.0135 0.4153 0.4153 0.3830 0.3830 0.0000 1,296.866
4

1,296.866
4

0.4111 1,307.144
2

Mitigated Construction On-Site
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3.6 Paving - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0600 0.0390 0.4418 1.3500e-
003

0.1453 1.0800e-
003

0.1464 0.0385 9.9000e-
004

0.0395 134.9597 134.9597 3.6300e-
003

135.0504

Total 0.0600 0.0390 0.4418 1.3500e-
003

0.1453 1.0800e-
003

0.1464 0.0385 9.9000e-
004

0.0395 134.9597 134.9597 3.6300e-
003

135.0504

Mitigated Construction Off-Site

3.7 Architectural Coating - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Archit. Coating 18.7829 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.2189 1.5268 1.8176 2.9700e-
003

0.0941 0.0941 0.0941 0.0941 281.4481 281.4481 0.0193 281.9309

Total 19.0018 1.5268 1.8176 2.9700e-
003

0.0941 0.0941 0.0941 0.0941 281.4481 281.4481 0.0193 281.9309

Unmitigated Construction On-Site
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3.7 Architectural Coating - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0231 0.0150 0.1699 5.2000e-
004

0.0559 4.1000e-
004

0.0563 0.0148 3.8000e-
004

0.0152 51.9076 51.9076 1.4000e-
003

51.9425

Total 0.0231 0.0150 0.1699 5.2000e-
004

0.0559 4.1000e-
004

0.0563 0.0148 3.8000e-
004

0.0152 51.9076 51.9076 1.4000e-
003

51.9425

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Archit. Coating 18.7829 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.2189 1.5268 1.8176 2.9700e-
003

0.0941 0.0941 0.0941 0.0941 0.0000 281.4481 281.4481 0.0193 281.9309

Total 19.0018 1.5268 1.8176 2.9700e-
003

0.0941 0.0941 0.0941 0.0941 0.0000 281.4481 281.4481 0.0193 281.9309

Mitigated Construction On-Site
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4.0 Operational Detail - Mobile

4.1 Mitigation Measures Mobile

Increase Density

Increase Transit Accessibility

3.7 Architectural Coating - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0231 0.0150 0.1699 5.2000e-
004

0.0559 4.1000e-
004

0.0563 0.0148 3.8000e-
004

0.0152 51.9076 51.9076 1.4000e-
003

51.9425

Total 0.0231 0.0150 0.1699 5.2000e-
004

0.0559 4.1000e-
004

0.0563 0.0148 3.8000e-
004

0.0152 51.9076 51.9076 1.4000e-
003

51.9425

Mitigated Construction Off-Site
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Mitigated 0.1184 0.6076 1.4668 5.4600e-
003

0.4743 4.4700e-
003

0.4788 0.1269 4.1700e-
003

0.1311 555.8478 555.8478 0.0275 556.5358

Unmitigated 0.1266 0.6664 1.6710 6.3600e-
003

0.5578 5.1700e-
003

0.5630 0.1492 4.8200e-
003

0.1541 647.7207 647.7207 0.0313 648.5037

4.2 Trip Summary Information

4.3 Trip Type Information

Average Daily Trip Rate Unmitigated Mitigated

Land Use Weekday Saturday Sunday Annual VMT Annual VMT

Retirement Community 76.80 64.96 62.40 249,628 212,260

Total 76.80 64.96 62.40 249,628 212,260

Miles Trip % Trip Purpose %

Land Use H-W or C-W H-S or C-C H-O or C-NW H-W or C-W H-S or C-C H-O or C-NW Primary Diverted Pass-by

Retirement Community 14.70 5.90 8.70 40.20 19.20 40.60 86 11 3

5.0 Energy Detail

4.4 Fleet Mix

Land Use LDA LDT1 LDT2 MDV LHD1 LHD2 MHD HHD OBUS UBUS MCY SBUS MH

Retirement Community 0.552111 0.043066 0.201891 0.118512 0.015605 0.005863 0.021387 0.031253 0.002087 0.001818 0.004803 0.000708 0.000896

Historical Energy Use: N
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

NaturalGas 
Mitigated

0.0147 0.1258 0.0536 8.0000e-
004

0.0102 0.0102 0.0102 0.0102 160.6395 160.6395 3.0800e-
003

2.9500e-
003

161.5941

NaturalGas 
Unmitigated

0.0147 0.1258 0.0536 8.0000e-
004

0.0102 0.0102 0.0102 0.0102 160.6395 160.6395 3.0800e-
003

2.9500e-
003

161.5941

5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

Retirement 
Community

1365.44 0.0147 0.1258 0.0536 8.0000e-
004

0.0102 0.0102 0.0102 0.0102 160.6395 160.6395 3.0800e-
003

2.9500e-
003

161.5941

Total 0.0147 0.1258 0.0536 8.0000e-
004

0.0102 0.0102 0.0102 0.0102 160.6395 160.6395 3.0800e-
003

2.9500e-
003

161.5941

Unmitigated

5.1 Mitigation Measures Energy
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Use Low VOC Paint - Residential Interior

Use Low VOC Paint - Residential Exterior

No Hearths Installed

6.1 Mitigation Measures Area

6.0 Area Detail

5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

Retirement 
Community

1.36544 0.0147 0.1258 0.0536 8.0000e-
004

0.0102 0.0102 0.0102 0.0102 160.6395 160.6395 3.0800e-
003

2.9500e-
003

161.5941

Total 0.0147 0.1258 0.0536 8.0000e-
004

0.0102 0.0102 0.0102 0.0102 160.6395 160.6395 3.0800e-
003

2.9500e-
003

161.5941

Mitigated
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Mitigated 0.7256 0.0305 2.6429 1.4000e-
004

0.0146 0.0146 0.0146 0.0146 0.0000 4.7537 4.7537 4.5900e-
003

0.0000 4.8683

Unmitigated 8.2471 0.5665 11.0733 0.0161 1.1795 1.1795 1.1795 1.1795 110.8890 580.7537 691.6426 0.0156 0.0203 698.0959

6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

Architectural 
Coating

0.0515 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

0.5944 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Hearth 7.5215 0.5360 8.4304 0.0159 1.1649 1.1649 1.1649 1.1649 110.8890 576.0000 686.8890 0.0110 0.0203 693.2276

Landscaping 0.0798 0.0305 2.6429 1.4000e-
004

0.0146 0.0146 0.0146 0.0146 4.7537 4.7537 4.5900e-
003

4.8683

Total 8.2472 0.5665 11.0733 0.0161 1.1795 1.1795 1.1795 1.1795 110.8890 580.7537 691.6426 0.0156 0.0203 698.0959

Unmitigated
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8.1 Mitigation Measures Waste

Use Reclaimed Water

Turf Reduction

Use Water Efficient Irrigation System

7.1 Mitigation Measures Water

7.0 Water Detail

8.0 Waste Detail

6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 Total Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

Architectural 
Coating

0.0515 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

0.5944 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Hearth 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Landscaping 0.0798 0.0305 2.6429 1.4000e-
004

0.0146 0.0146 0.0146 0.0146 4.7537 4.7537 4.5900e-
003

4.8683

Total 0.7257 0.0305 2.6429 1.4000e-
004

0.0146 0.0146 0.0146 0.0146 0.0000 4.7537 4.7537 4.5900e-
003

0.0000 4.8683

Mitigated

9.0 Operational Offroad
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11.0 Vegetation

Equipment Type Number Hours/Day Days/Year Horse Power Load Factor Fuel Type

10.0 Stationary Equipment

Fire Pumps and Emergency Generators

Equipment Type Number Hours/Day Hours/Year Horse Power Load Factor Fuel Type

Boilers

Equipment Type Number Heat Input/Day Heat Input/Year Boiler Rating Fuel Type

User Defined Equipment

Equipment Type Number

CalEEMod Version: CalEEMod.2016.3.2 Date: 8/4/2020 9:31 AMPage 27 of 27

Conroy Senior Housing - South Coast Air Basin, Winter



20-049/GPA/CUP Conroy Senior Housing  

 

City of Yucaipa 1 

MITIGATION MONITORING AND REPORTING PROGRAM 
FOR THE CONROY SENIOR HOUSING PROJECT 

CASE NO. 20-049/GPA//CUP/MJV/ARC 
 

 
This Mitigation Monitoring and Reporting Program (MMRP) has been prepared pursuant to the 
California Environmental Quality Act (CEQA) and the State CEQA Guidelines to provide for 
monitoring of the mitigation measures required by adoption of a Mitigated Negative Declaration 
prepared for a A General Plan Amendment to change the land use designation of a property from 
CG (General Commercial) to RM-72C (Multiple Residential), and a Conditional Use Permit, 
Density Bonus Agreement, and Architecture Review to permit a 32-unit Senior Housing 
residential project. As part of the project approval, several variances are proposed to reduce the 
setback and lot coverage requirements as a result of the adjacent commercial uses. 

Section 21081.6 of the Public Resources Code and Section 15091(d) of the CEQA Guidelines 
require public agencies to “adopt a reporting or monitoring program for changes to the Project 
which it has adopted or made a condition of project approval in order to mitigate or avoid 
significant effects on the environment.” The lead agency must define specific reporting and/or 
monitoring requirements to be enforced during Project implementation prior to final approval of 
the proposed Project. 

The City of Yucaipa (City) is the lead agency for the proposed Project and is responsible for 
administering and implementing the MMRP. The MMRP stipulates how all required mitigation 
measures are to be implemented and completed during the appropriate Project phase. It also 
facilitates documentation necessary to verify that mitigation measures were in fact properly 
implemented.  

3.7.1 Mitigation Monitoring and Reporting Program Procedures 
This MMRP gives the City the primary responsibility for taking all actions necessary to 
implement the mitigation measures according to the specifications provided for each measure 
and for demonstrating that the action has been successfully completed. The City, at its discretion, 
may delegate responsibility for measure implementation and monitoring, or portions thereof, to 
other responsible individuals, such as a licensed contractor. Specific responsibilities for the City 
include: 

• Coordination of all mitigation monitoring activities 

• Management of the preparation, approval, and filing of monitoring or permit compliance 
reports 

• Maintenance of records concerning the status of all approved mitigation measures 

• Quality control assurance of field monitoring personnel 



20-049/GPA/CUP Conroy Senior Housing  

 

City of Yucaipa 2 

• Coordination with other agencies regarding compliance with mitigation or permit 
requirements 

• Reviewing and recommending acceptance and certification of implementation 
documentation 

• Acting as a contact for interested parties or surrounding property owners who wish to 
register complaints, observations of unsafe conditions, or environmental violations; 
verifying any such circumstances; and developing any necessary corrective actions 

3.7.2 Mitigation Monitoring and Reporting Program Matrix 
The MMRP is organized in a matrix format. The first column identifies the mitigation measure. 
The second column titled “Responsible for Monitoring,” refers to the agency responsible for 
ensuring that the mitigation measure is implemented. The third column “Monitoring Frequency” 
and the fourth column “Timing of Verification” refer to when monitoring will occur. The fifth 
column “Method of Verification” will be used by the lead agency to ensure what implementation 
of the mitigation will look like. The sixth column “Verified Date/Initials” will document the 
person who verified that the mitigation measure was satisfactorily implemented and will include 
the date on which this verification occurred. The last column titled “Sanctions for Non-
Compliance” will be used to assist the lead agency in determining consequences for failing to 
comply with the mitigation measure. The mitigation measures are presented by environmental 
issue area. 
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Mitigation Measure 

Responsible 
for 

Monitoring 
Responsible for 

Implementation 
Monitoring 
Frequency 

Timing of 
Verification 

Method of 
Verification 

Verified 
Date/Initials 

Sanctions 
for Non-

Compliance 
CULTURAL RESOURCES 
CUL-1: In the event that cultural resources are discovered 
during project activities, all work in the immediate vicinity of 
the find (within a 60-foot buffer) shall cease and a qualified 
archaeologist meeting Secretary of Interior standards shall 
be hired to assess the find. Work on the other portions of the 
project outside of the buffered area may continue during this 
assessment period. Additionally, the San Manuel Band of 
Mission Indians Cultural Resources Department (SMBMI) 
and the Soboba Band of Luiseno Indians shall be contacted, 
as detailed within TCR-1, regarding any inadvertent 
discoveries of archaeological resources. The tribe(s) shall 
also be provided information after the archaeologist makes 
his/her initial assessment of the nature of the find, so as to 
provide Tribal input with regards to significance and 
treatment. 

Planning 
Division 

Project 
Developer / 
Inspector 

Prior and or 
during 

construction 

Prior to 
construction 

Communication 
between tribes 
and developer 

 Issuance of 
a Stop Work 

Order 

CUL-2: If cultural resources, as defined by CEQA (as 
amended, 2015), are discovered and avoidance cannot be 
ensured, the archaeologist shall develop a Monitoring and 
Treatment Plan, the drafts of which shall be provided to 
SMBMI and the Soboba Band of Luiseno Indians for review 
and comment, as detailed within TCR-1. The archaeologist 
shall monitor the remainder of the project and implement the 
Plan accordingly, and proof of Tribal monitor obtainment (i.e. 
monitoring agreement, proof of hire, etc.) shall then be 
secured with/for both the SMBMI and the Soboba Band of 
Luiseno Indians and provided to the City prior to 
recommencement of ground disturbing activities. 

Planning 
Division 

Project 
Developer / 
Inspector 

Prior and or 
during 

construction 

Prior to 
construction 

Communication 
between tribes 
and developer 

 Issuance of 
a Stop Work 

Order 

CUL-3: If human remains or funerary objects are 
encountered during any activities associated with the project, 
work in the immediate vicinity (within a 100-foot buffer of the 
find) shall cease and no soil shall be exported off-site until a 
determination can be made regarding the provenance of the 
human remains.  The following procedures as set forth in the 
California Environmental Quality Act (CEQA), Section 
15064.5(e), the California Public Resources Code (PRC) 
(Section 5097.98), and the State Health and Safety Code 

Planning 
Division 

Project 
Developer / 
Inspector 

Prior and or 
during 

construction 

During 
grading and 
construction; 

if remains 
are 

encountered 
and 

determined 
to be 

Communication 
between tribes 
and developer 

 Issuance of 
a Stop Work 

Order 
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Mitigation Measure 

Responsible 
for 

Monitoring 
Responsible for 

Implementation 
Monitoring 
Frequency 

Timing of 
Verification 

Method of 
Verification 

Verified 
Date/Initials 

Sanctions 
for Non-

Compliance 
(Section 7050.5) shall then be undertaken: 
 
The archaeological monitor will halt work within the 
immediate area and any nearby area reasonably suspected 
to overlie adjacent remains, establish an ESA boundary to 
protect the find from impact, and immediately notify the City. 
Project work outside the established ESA may continue. In 
accordance with Section 7050.5 of the California Health and 
Safety Code, if human remains are found, the County 
Coroner shall be notified within 24 hours of the discovery. No 
further excavation or disturbance of the site or any nearby 
area reasonably suspected to overlie adjacent remains shall 
occur until the County Coroner has determined, within two 
working days of notification of the discovery, the appropriate 
treatment and disposition of the human remains. If the 
County Coroner determines that the remains are, or are 
believed to be, Native American, s/he shall notify the NAHC 
in Sacramento within 48 hours. In accordance with California 
Public Resources Code, Section 5097.98, the NAHC must 
immediately notify those persons it believes to be the most 
likely descendant from the deceased Native American. The 
most likely descendant shall complete their inspection within 
48 hours of being granted access to the site. The designated 
Native American representative would then determine, in 
consultation with the property owner, the disposition of the 
human remains. 

prehistoric or 
Native 

American the 
coroner will 
notify the 

NAHC within 
24 hours. 

GREENHOUSE GASES 
GHG-1: Prior to issuance of building permits, the Project 
shall achieve at least 100 points under the Screening Table 
for residential projects in the City of Yucaipa Climate Action 
Plan. 

Planning 
Division 

Project 
Developer 

Prior to 
Issuance of 

Building 
Permit 

Prior to 
Issuance of 

Building 
Permit 

Applicant to 
provide 

Screening Table 

 No permit 
issuance.  

TRIBAL RESOURCES 
TRI-1: The San Manuel Band of Mission Indians Cultural 
Resources Department (SMBMI) and the Soboba Band of 
Luiseno Indians shall be contacted, as detailed in CR-1, of any  
cultural resources discovered during project implementation, and 
be provided information regarding the nature of the find, so as to 

Planning 
Division 

Project 
Developer / 
Inspector 

Prior and or 
during 

construction 

Prior to 
construction 

Communication 
between tribes 
and developer 

 Issuance of 
a Stop Work 

Order 
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Mitigation Measure 

Responsible 
for 

Monitoring 
Responsible for 

Implementation 
Monitoring 
Frequency 

Timing of 
Verification 

Method of 
Verification 

Verified 
Date/Initials 

Sanctions 
for Non-

Compliance 
provide Tribal input with regards to significance and treatment. 
Should the find be deemed significant, as defined by CEQA (as 
amended, 2015), a cultural resources Monitoring and Treatment 
Plan shall be created by the archaeologist, in coordination with 
SMBMI and the Soboba Band of Luiseno Indians , and all 
subsequent finds shall be subject to this Plan. This Plan shall 
allow for monitors to be present that represents SMBMI and the 
Soboba Band of Luiseno Indians for the remainder of the project, 
should SMBMI and the Soboba Band of Luiseno Indians elect to 
place a monitor on-site. 
TRI-2: Any and all archaeological/cultural documents created as 
a part of the project (isolate records, site records, survey reports, 
testing reports, etc.) shall be supplied to the applicant and Lead 
Agency for dissemination to SMBMI and the Soboba Band of 
Luiseno Indians. The Lead Agency and/or applicant shall, in 
good faith, consult with SMBMI and the Soboba Band of Luiseno 
Indians throughout the life of the project. 

Planning 
Division 

Project 
Developer / 
Inspector 

Prior and or 
during 

construction 

Prior to 
construction 

Communication 
between tribes 
and developer 

 Issuance of 
a Stop Work 

Order 
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Planting Legend
SYMBOL QTY. SIZE BOTANICAL NAME COMMON NAME

WUCOLS IV
WATER USAGE

INTENDED MATURE SIZE
( H x W )

TREES

8 24" Box Arbutus unedo "Marina" Marina Strawberry Tree Low 25' H, Ø 15'

7 15 Gal. Feijoa sellowiana Pineapple Guava Tree Mod 20' H, Ø 17'

6 24" Box Ginkgo biloba 'Fairmont'
Maidenhair (male only)
Ginkgo Tree Mod 30' H, Ø 15'

23 24" Box Lagerstroemia indica 'Dynamite' Red Crepe Myrtle Mod 15' H, Ø 15'

22 24" Box Pinus eldarica Afghan Pine Low 40'H, Ø 18'

5 24" Box Quercus virginiana Southern Live Oak Mod 60' H, Ø 30'

SHRUBS

14 5 Gal. Calliandra californica Baja Fairy Duster Low 3' H, Ø 6'

78 5 Gal. Callistemon viminalis 'Little John' Dwarf Bottlebrush Mod 3' H, Ø 4'

46 5 Gal. Ruellia brittoniana Mexican Ruellia Mod 3' H, Ø 4'

59 5 Gal. Salvia chamaedryoides 'Marine Blue' Germander Sage Low 3' H, Ø 3'

30 5 Gal. Salvia leucantha 'Santa Barbara' Dwarf Mexican Bush Sage Low 3' H, Ø 4'

21 5 Gal. Tecoma stans Yellow Trumpet Flower Low 5' H, Ø 5'

78 5 Gal. Zauschneria californica mexicana California Fuschia Low 3' H, Ø 3'

VINES

2 5 Gal. Clytostoma callistegiodes Violet Trumpet Vine Mod Climbing

4 5 Gal. Gelsemium sempervirens Carolina Jessamine Mod Climbing

24 1 Gal Parthenocissus tricuspidata Boston Ivy Mod 30' H, Ø 3'

GROUNDCOVER

1,242
Sq. Ft.

Flats
12" o.c.

Achillea millefolium Common Yarrow Low 2' H, Ø 3'

2,318
Sq. Ft.

Flats
12" o.c.

Centranthus ruber Red Valerian Low 3' H, Ø 2'

2,749
Sq. Ft.

Qty: 353

1 Gal Pots
36" o.c.

Rosa 'Scarlet Carpet' Scarlet Carpet Rose Mod 2' H, Ø3'

1,348
Sq. Ft.

Qty: 692

1 Gal Pots
18" o.c.

Calandrinia spectabilis Rock Purslane Low 1' H, Ø2'

5,616
Sq. Ft.

Synthetic Turf at Common Areas:
Tiger Turf 'Diamond Pro Fescue'

SYNTHETIC GRASS
WAREHOUSE

800.730.2675
info@sgwcorp.com

293
Sq. Ft.

Synthetic Turf at Putting Green:
Tiger Turf 'True Putt'

SYNTHETIC GRASS
WAREHOUSE

800.730.2675
info@sgwcorp.com

4,612
Sq. Ft.

Synthetic Turf at Backyards:
Everlast 'Imperial Fescue Light'

SYNTHETIC GRASS
WAREHOUSE

800.730.2675
info@sgwcorp.com

1,262
Sq. Ft.

Kentucky 32 Tall Fescue Tall Fescue Moderate

OREGRO SEEDS
75 PASEO ADELANTO BLDG B

PERRIS, CA 92570
TOLL FREE: (855) 867-7333

FAX: (855)-445-4748

74
Sq. Ft.

Decorative pavers

796
 Sq. Ft.

3"  Layer of Gravel

1,575
Sq. Ft.

Existing Planting to remain - Protect in Place

3" Layer Mulch Only

Redwood Headerboard

6" Wide Concrete Mow Strip
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LOCATE LOW-VOLTAGE
LIGHTING CONTROLLER IN

EXISTING VAULT.

PLANTING NOTES:

1. NO SUBSTITUTIONS, SPECIES OR VARIETY.  CONTRACTOR ASSUMES ALL RESPONSIBILITY FOR ALL ISSUES RESULTING FROM SUBSTITUTIONS. DESIGN WAS CREATED USING
EXACT VARIETY INDICATED.

2. IF SUBSTITUTIONS ARE NECESSARY, CONTRACTOR MUST CONTACT LANDSCAPE ARCHITECT FOR SUBSTITUTION APPROVAL.

3. A 3" DEEP LAYER OF SHREDDED BARK MULCH SHALL BE PLACED IN ALL PLANTING BEDS.

4. PLANT COUNTS ARE FOR BIDDING PURPOSES ONLY. CONTRACTOR SHALL BE RESPONSIBLE FOR EXACT COUNT PER PLAN.

5. THIS PLAN IS FOR AESTHETIC PURPOSES ONLY.  RICHARD POPE AND ASSOCIATES IS NOT RESPONSIBLE FOR STRUCTURAL BLOCK WALL DESIGN.

6. ALL ABOVE GROUND UTILITIES AND IRRIGATION EQUIPMENT SHALL BE SCREENED.

7. IN ADDITION TO SPECIFIED BACKFILL MIX, PLANTS SHALL ALSO RECEIVE GRO-POWER 7 GRAM PLANTING TABLETS AT THE FOLLOWING RATES:
                                                                                 3 TABLETS PER 1 GALLON,
                                                                                 8 TABLETS PER 5 GALLON,
                                                                               15 TABLETS PER 15 GALLON,
                                                                               16 TABLETS PER 24" BOX,
                                                                               30 TABLETS PER 36" BOX.

8. ADJUST SHRUB POSITION IN FIELD AS NECESSARY SO SHRUB IS NOT PLACED DIRECTLY IN FRONT OF SPRAY HEAD.  FOR NO REASON SHOULD SHRUBS  BE LOCATED CLOSER
THAN 24" IN FRONT OF A SPRAY HEAD.

9. A SUPPLEMENTARY AGRONOMIC SOIL TEST MUST BE COMPLETED AFTER ALL SITE GRADING IS COMPLETED AT THE CONTRACTORS EXPENSE.  RESULTS SHALL BE REVIEWED
AND APPROVED BY LANDSCAPE ARCHITECT AND SHALL TAKE PRECEDENCE OVER INITIAL RESULTS.

10. ALL LANDSCAPE INSTALLATION SHALL BE PERFORMED BY  A LICENSED CONTRACTOR WITH A C-27 LICENSE OR GREATER.

LOW VOLTAGE LIGHTING LEGEND:
MANUFACTURERSYMBOL MODEL DESCRIPTION VA

FX-LUMINAIRE DX-150 150W TRANSFORMERT-1

FX-LUMINAIRE NP-3LED-BZ DIRECTIONAL UP LIGHT 4.5
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The Contractor shall be responsible for locating or verifying locations of all existing utilities, and for protection of same. Damages resulting from Contractor's work
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Previous Actions: 

At the regular meeting of February 15th, 2017, the Planning Commission approved Case No. 16-

059/CUP, a Conditional Use Permit (CUP), to construct a 19-unit multi-family residential complex 

on a 2.39-acre property. A three-year time extension was not timely filed and therefore the 

entitlement expired February 27, 2020. As a part of the original approval, the City approved Case 

No. 16-106/LLA, a Lot Line Adjustment to move the parcel line shared between the subject 

property and the applicant’s existing single-family residence adjacent to the site. For the Planning 

Commission’s reference, the existing fence located on the subject site delineates the approximate 

property line boundary that existed prior to the recordation of the lot line adjustment.  

DISCUSSION: 

Location and Setting: 

The proposed Project is located on a relatively flat lot between at the northwest corner of Avenue E 

and 18th Street. The site is currently a vacant and unimproved lot that have been previously 

disturbed through former agricultural uses (prior to mid-1960s) and subsequent onsite disking for 

weed abatement. A mixture of vacant land, single family and multiple family development, and a 

power substation surround the Project site. The subject property is located within the RM-10M 

(Multiple Residential – 10,000 sq. ft. minimum lot size) Land Use District; however, the Service 

Commercial and Community Industrial Land Use Districts are north and south, respectively, of the 

Project site.  

Project Design and Description: 

The proposed Project consists of a Planning Use Permit (PUP) to allow the development of a gated 

community comprised of 19 two-story apartment units on 2.39 acres. Pursuant to the Development 

Code, multiple family projects within the RM Land Use District which consist of five (5) or more 

units are subject to approval through the City’s Conditional Use Permit Process. However, if certain 

criteria are met, some projects may instead submit a PUP pursuant to Section 83.030410 of the 

Yucaipa Development Code. The following findings are outlined: (1) This Project qualifies for a 

Class 32 Categorical Exemption under the California Environmental Quality Act (CEQA); (2) The 

proposed Project is adjacent to one or more abutting properties in the same land use district (RM) 

which are developed; (3) There is existing supportive infrastructure (roads, water, sewer or 

septic, etc.) to accommodate the proposed use that is consistent with the designated improvement 

level; (4) The proposed Project is not dependent upon the concurrent filing of any other land use 

application; (5) The Project is planned for immediate development and will not be phased. 

Construction plans have already been developed for the proposed Project based on the initial 

approval in 2016. 

The Project has been designed to have the units clustered within six (6) different buildings, which 

will contain between two (2) to five (5) individual apartment units. Each apartment unit will provide 

a two (2) bedroom, two-and-a-half (2.5) bathroom floorplan with 1,179 square-feet of habitable 

living, and include an attached two (2) car garage as required by the Development Code. Each unit 

will have the same layout, with a variation provided through a reverse floorplan to support the 
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building’s architectural design. As noted on the Project plans, each unit will provide the required 

amenities listed within Section 88.0210, Dwelling Size and Amenities, of the Development Code    

Private amenities to serve the residents of the development are also provided as part of the Project. 

Common areas proposed for the Project include a picnic area which features barbeques, a tot lot, 

open space and play fields. Common area landscaping, private streets and guest parking are also 

provided. Each residential unit is also provided with a private yard which exceeds the City’s 

minimum requirement of 100 square feet. A landscaped drainage detention basin is also provided 

along the northwest corner of the site, and has been designed to maintain the site’s historic drainage 

flows. Project fencing includes decorative block walls around the perimeter of the Project, and 

street-oriented landscaping is adjacent to the public right-of-way, including the site entrances and 

along the corner of Avenue E and 18th Street. Landscape breaks are provided along 18th Street to 

reduce the overall mass of the six foot block wall adjacent to the public right-of-way and to provide 

additional streetscape enhancements along the roadway. Wood fencing is provided for the private 

yard areas of each unit.  

The Project has street frontage on Avenue E and 18th Street, which are paved two (2) lane roadways 

with an ultimate right-of-way of 66 feet. The proposed Project is conditioned to provide the 

necessary dedication for a 33-foot street half-width, and construct the street improvements, 

including, curb, gutter, sidewalk, and matchup paving to the existing street along the Project’s street 

frontages during Project construction. The internal roadways are 26 feet wide to allow for two-way 

traffic, and will be privately maintained. The primary entrance for the site will be provided along 

18th Street, and a second exit is provided along Avenue E. A concrete sidewalk is provided in the 

interior of the Project to provide additional pedestrian access to the common recreation area.  

Architecture: 

The applicant has submitted an architectural design package and requests Planning Commission 

approval of the architecture and signage at this time as required in the Conditions of Approval. For 

the Planning Commissioners reference the design is the same as those approved by the original 

entitlement. The apartment Project is designed to feature attached units in blocks ranging from two 

(2) to five (5) units each. The buildings feature a contemporary architecture with American 
farmhouse and Craftsman-inspired features including covered porches for each unit, gabled roof 
lines, decorative brackets under the roof eaves, wood siding in a contrasting color, and shutters 
around windows.

The majority of the building surfaces are painted stucco in “Flaxen,” a light yellow color, with 

“Weathered Brown” used for the wood trim features. To provide for variety in the building designs, 

the color and location of the wood siding will change on the buildings, providing for two design 

variations. Three of the buildings will use “Bison Beige,” a light brown, for the wood color, and the 

other two will use “Stone Creek,” a muted green, for the wood color. Flat asphalt shingles are 

proposed for the roofing of the buildings, and painted garage doors are provided to compliment the 

exterior colors. In addition, the arrangement and unit count for each building is varied to fit the site, 

resulting in different building massing throughout the site. The variations in architecture detail seem 

appropriate for the limited number of units proposed as part of this Project.  

Conceptual landscaping is also provided for the Planning Commission’s review and shows the 

approximate location of shrubs, groundcover, and trees to be planted onsite. In addition, a visual 
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description of the common recreational area is also provided. The plant selection will be compliant 

with the Conditions of Approval and will identify conformance with the City’s Water Conservation 

requirements during the plan check process. A monument sign, which denotes the name of the 

complex, “Applewood Manor,” is located within the primary site entrance and is designed to be 

compatible with the entry landscaped statement for the site.  

Consistency with the General Plan and Development Code: 

The proposed Project consists of 19 apartment units on 2.39 net acres.  The proposed Project has the 

following characteristics:  

CRITERIA REQUIREMENTS 

COMPLIANCE WITH GENERAL 

PLAN AND DEVELOPMENT 

CODE 

Density 
8.7 dwelling units per acre. Yes:  Overall density is 8 dwelling units 

per acre. 

Setbacks 

• Front Yard Setback (Multi

Story): 30 Feet

• Side Yard Setbacks (Multi

Story): 20 Feet

• Street Side Yard Setbacks

(collector streets): 25 Feet

• Rear Yard Setbacks: 15

Feet

Yes: 

• Front Yard Setback: 30 Feet

• Side Yard Setbacks: 20 Feet

• Street Side Yard Setbacks: 25 Feet

• Rear Yard Setbacks: 59 Feet

Parking 

2 enclosed spaces per unit, 

plus 1 guest space per 2 units. 

(48 spaces required) 

Yes:  80 spaces have been provided, 

including 38 in enclosed garages, 38 in 

driveways, and 4 in a parking lot. 

Open Space 

40% of project area to be 

landscaped. 

Yes:  Project provides 45.1% of total 

site area as private and public open 

space. 

Dwelling Unit Size 

Two (2) bedroom units to 

have 900 square feet 

minimum living area. 

Yes:  The two (2) bedroom units provide 

1,179 square feet of living area. 

Amenities 

Required site amenities 

include entry treatment. Each 

dwelling is required to 

provide three (3) interior 

amenities from approved list. 

Yes:  Project provides monument sign at 

main entrance. Recreation area includes 

play area and community feature. Each 

unit provides garbage disposal, a 

dishwasher, entry courtyard, air 

conditioner, automatic garage door 

opener, and laundry hookups. 

The Project meets or exceeds the City’s General Plan and Development Code standards for the 

above referenced items as well as for access and site design.   

In addition, the proposed Project supports a number of General Plan policies. These include the 

following: 
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• CDL-1.1 Places to Live. Provide sites for a range of housing types, locations, and densities

in a variety of neighborhood settings equipped with amenities that support a high quality of

life.

• CDL-10.1 Development Review. Implement and adhere to development review procedures

and design guidelines in the City of Yucaipa Municipal Code that advance the visual quality

of the community.

• CDL-10.4 Design Variation. Encourage identifiable architectural designs, design variations,

and well-planned projects that are visually interesting, neighborhood or district oriented, and

well integrated with the surroundings.

• CDL-10.5 Private Landscaping and Parks. Require developers to incorporate appropriately

sized and drought-tolerant vegetation with sufficient maintenance to provide a mature-

looking landscape in three-five years after installation. Require private recreational facilities

in new multifamily housing projects.

• CDL-10.9 Building Materials. Use high-quality, natural building materials that evoke a

sense of quality and permanence, such as stucco, plaster, stone, and wood; natural colors and

textures are preferred.

• CDL-10.12 Architectural Detail. While recognizing sensitivity to budget, require publicly

visible sides of a building to contain architectural detail and façade articulation, strong

patterns of shade and shadow, and integrated architectural detail; blank walls are

discouraged.

• HN-2.1 Balanced Housing Stock. Designate adequate land for a broad range of types of

housing, including single-family attached and detached, multiple-family housing, and mixed

uses located in accordance with the land use and community design element.

• HN-3.1 Design Features. Require new and rehabilitated residential units to be well designed,

with appropriate attention to site planning, materials and colors, building treatments,

landscaping, open space, parking, and environmentally sustainable practices.

Processing and Procedural Actions: 

Notices of the Project were sent to all surrounding property owners adjacent to the Project site and 

one response was received. The resident expressed concern in regard to increased traffic, and how 

greater congestion might cause potential property damage to vehicles parked along Avenue E.  

Environmental Review: 

The Project site is within a developed portion of the City. Pursuant to Section 15332 of the CEQA 

Guidelines, this Project qualifies for a Class 32 Categorical Exemption. This exemption applies to 

the proposed Project because it is characterized as in-fill development that is considered to be 

consistent with the general plan policies and zoning regulations for the RM Land Use District, and 

is located on a site that is less than five acres that is substantially surrounded by urban uses that has 

no value as habitat for endangered, rare or threatened species. In addition, the approval of the 

Project would not result in any significant effects relating to traffic, noise, air quality, or water 

quality, and the site can be adequately served by all required utilities and public services. 
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CONCLUSION: 

The proposed Planning Use Permit is consistent with the RM-lOM Official Land Use District and 
the General Plan and Development Code standards for the District. The Project meets standards for 
access, lot size and dimensions, setbacks, and site design. The required findings for approval of the 
Planning Use Permit have been made and are attached. 

FISCAL IMP ACT: 

Based on a net total number of 19 residential units on 2.39 acres, the Project can be expected to 
generate $298,572.69 in Development Impact Fees, using the current fee schedule, as follows: 

Attachments: 

Approved by: 

Drainage Facilities: 
Traffic Facilities: 
Public Facilities: 
Fire Facilities: 
Park Facilities: 
TOTAL: 

Planning Use Permit Findings 
Land Use District & Location Map 
Site Photos 
Conditions of Approval 
Comment Letter Received 
PUP Site Plan and Floor Plan 
PUP Elevations 
PUP Preliminary Landscape Plan 

B&irarnin Matlock, Planning Manager/City Planner 
Development Services Department 

$32,066.85 
$114,423.70 
$18,772.19 
$15,197.91 
$38,216.41 

$218,677.06 
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FINDINGS: CONDITIONAL USE PERMIT NO. 20-059 

1. The proposed project will not have a significant impact on the environment since the project is

characterized as in-fill development that is considered to be consistent with the general plan

policies and zoning regulations for the Multiple Residential (RM-10M) Land Use District, and

therefore qualifies under the Class 32 Categorical Exemption pursuant to the California

Environmental Quality Act.

2. The site for the proposed use is adequate in size and shape to accommodate the proposed use

and all yards, open spaces, setbacks, walls and fences, parking areas, landscaping, and other

features pertaining to the application, because the site is large enough and the design is

configured to accommodate the proposed project and accompanying features.

3. The site for the proposed use has adequate access because the site provides an internal roadway

network utilizing two points of public access that are provided on Avenue E and 18th Street, and

has been designed to meet applicable City standards.

4. The proposed use will not have a substantial adverse effect on abutting property or the permitted

use thereof, meaning that the use will not generate excessive noise, vibration, traffic, or other

disturbances, because: 1) The project design and conditions of approval have addressed these

concerns; 2) Improvements will be conditioned to occur prior to completion of the site

development; 3) The buildings are proposed to be setback from the property line at distances

that meet or exceed the requirements listed in the Development Code, and provide a front yard

setback of 30 Feet (along 18th Street), a side yard setback of 20 Feet, a street side yard setback of

25 Feet (along Avenue E), and a rear yard setback of 59 Feet; 4) A six (6) foot high concrete

block wall is proposed around the property, except as noted; 5) Adequate internal circulation is

available and/or required for Fire Department access and adequate parking for residences and

visitors is available; 6) Adequate on-site retention of storm water run-off will occur.  In addition,

the use will not substantially interfere with the present or future ability to use solar energy

systems because the height of the proposed buildings will not substantially hinder the use of

such devices on surrounding properties.

5. The proposed use is consistent with the goals, policies, standards, and maps of the General Plan

and any applicable plan, because the proposed use is permitted in the RM-10M Land Use

District, subject to the provisions of this Planning Use Permit, per Yucaipa Development Code

Section 84.0330(b)(1).

6. The lawful conditions stated in the approval are deemed necessary to protect the public health,

safety, and general welfare, because they ensure adequate circulation, drainage, and

compatibility with surrounding land uses.

7. The design of the site has considered the potential for the use of solar energy systems and

passive or natural heating and cooling opportunities, because there are no obstructions to the

collection of solar energy or the natural movement of wind toward or around surrounding

properties.



Ophelia Lenhert (Case No. 20-059/PUP) 

Planning Commission Meeting of October 7, 2020 

Page 8 

LAND USE: MULTIPLE RESIDENTIAL (RM-10M) 

LOCATION 
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PLANNING USE PERMIT 
ON-GOING CONDITIONS/GENERAL REQUIREMENTS: 
PLANNING DIVISION (909) 797-2489 EXT. 224 

1. This Planning Use Permit is for the establishment of 19-unit multiple family
residential complex on 2.4 acres located on the northwest corner of 18th Street
and Avenue E (APN: 0300-191-24).  Any alteration or expansion of these
facilities, or increase in the developed area of the site from that shown on the
approved site plan, may require the submission of a new application or an
additional application for Revisions for review and approval.

2. The applicant shall defend, indemnify, and hold harmless the City, its agents,
officers, and employees from any claim, action or proceeding attacking or
seeking to set aside, void or annul the approval of all or part of the matters
applied for, or any other claim, action or proceeding relating to or arising out of
such approval.  This obligation includes the obligation to reimburse the City, its
agents, officers and employees for any court costs or attorney fees which the
City, its agents, officers, or employees are required by a court to pay as a result
of such claim, action or proceeding.  The City agrees to notify the applicant of
any such claim, action or proceeding promptly after the City becomes aware of it.
The City may participate in the defense of the claim, action or proceeding, but
such participation will not relieve the applicant of applicant’s defense and
indemnification obligations, including City expenses.

3. This Planning Use Permit shall become null and void if all conditions have not
been complied with and the occupancy or use of the land has not taken place
within three (3) years of the date of approval.  One extension of time, not to
exceed three (3) years, may be granted upon written request and submittal of the
appropriate fee not less than 30 days prior to the date of expiration.  PLEASE
NOTE:  this will be the only notice given for the above specified expiration date.
The applicant is responsible for the initiation of an extension request.

4. A Categorical Exemption is being issued for this project, pursuant to the
California Environmental Quality Act of 1970 and the CEQA Guidelines, as
amended.  The applicant/owner shall deliver a $50.00 administrative handling fee
to the Planning Division within five (5) days after the effective date of conditional
approval.  Payments shall be made with a Check, Money Order or Cashier’s
Check for $50.00 made payable to the “Clerk of the Board”.  The Planning
Division shall then file the Notice of Exemption with the Clerk.  Proof of fee
payment will be required prior to issuance of building permit.



Ophira Lenhert  Page 2 
Case No. 20-059/PUP 
Conditions of Approval; 10-7-20  
 
5. All conditions of this Planning Use Permit are continuing conditions.  Failure of 

the applicant and/or operator to comply with any or all of said conditions at any 
time may result in the revocation of the permit granted to use the property. 

6. The applicant/owner shall maintain in good condition at all times all permanent 
plantings as identified on the approved landscape plan. 

7. All new utility lines shall be placed underground. Existing overhead distribution 
lines shall be placed underground when four (4) or more utility poles on the same 
street are located on or adjacent to the project site. 

8. Mail delivery shall be by neighborhood boxes or other delivery as approved by 
the U.S. Postal Service. 

9. All signs proposed by this project may only be lit by steady, stationary, shielded 
light directed at the sign, by light inside the sign, by direct stationary neon lighting 
or by an alternating lighting system that changes no more than once per hour.  
The glare from the luminous source shall not exceed one-half (0.5) foot candle. 

10. Parking and on-site circulation requirements shall be maintained at all times. 

A. All markings to include parking spaces, directional designations, “No 
Parking” designations, and “Fire Lane” designations shall be clearly 
defined and said markings shall be maintained in good condition at all 
times. 

 
B. Parking and site circulation surfaces (City Road Specification #39) shall be 

maintained in good condition at all times. 
 

11. Noise levels shall not exceed City Standards as required by Development Code 
Section 87.0905(b). 

12. All refuse generated at the premises shall at all times be stored in approved 
containers and shall be placed in a manner so that visual and public health 
nuisances are minimized.     

13. All refuse containing garbage shall be removed from the premises at least two 
times per week in conformance with Municipal Code Section 8.24.030(B). 

14. The project site shall remain in full compliance with all City Sign Regulations at 
all times. 

15. Developers of commercial/industrial/institutional projects shall attempt to ensure 
that at least 20% of the total cost of the project shall be spent with Yucaipa 
businesses and/or the hiring of Yucaipa residents. 

16. The applicant/property owner shall be required to apply an anti-graffiti coating, 
and/or provide a landscape design of a type and nature that is acceptable to the 
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City Planner, to each of the publicly viewable surfaces deemed by the City 
Planner to be likely to attract graffiti. 

17. The applicant/property owner, and any and all successors in interest, shall for ten 
(10) years after the issuance of a Certificate of Occupancy, provide the City with 
sufficient matching paint and/or anti-graffiti coating on demand for use in the 
painting over or removal of graffiti from any designated graffiti attracting surfaces. 

 
CDF FIRE DEPARTMENT (909) 797-2489 EXT. 246 

 
18. This project is protected by the Yucaipa Fire Department/California Department 

of Forestry and Fire Protection.  Prior to any construction occurring on any 
parcel, the applicant shall contact the Fire Marshall for verification of current fire 
protection development requirements.  All new construction shall comply with the 
adopted Uniform Fire Code and all applicable statutes, codes, ordinances, 
standards and policies of the Yucaipa Fire Department/CDF. 

19. This project is in a Fire Safety Review Area 2.  This is a high fire hazard brush 
area.  This project shall comply with the construction and development standards 
for a FR-2 Area.  Contact the City Building & Safety Division for FR-2 Area 
construction and development standards. 

20. Fire Department access roads and/or public/private streets shall meet the Fire 
Department minimum width standard of twenty-four (24) feet.  Within FR-1 zone 
minimum width shall be twenty-six (26) feet.  Access roads shall be paved 
(asphalt/concrete) and in place prior to placement of combustible material on 
site.  Fire Department minimum paving thickness shall be no less than four (4) 
inches.  This standard shall not lessen other agency requirements. 

21. Fire Department access roads and/or public/private streets and residential 
driveways shall have a minimum vertical clearance of thirteen (13) feet and six 
(6) inches. 

22. Fire Department access roadways and/or public/private streets and driveways 
shall not exceed 12% grade (please note: Engineering Division requirements 
may be more restrictive). 

23. Cul-de-sac and dead-end streets shall not exceed 350 feet in FR-1 areas.  In all 
other areas, cul-de-sacs shall not exceed six hundred (600) feet in total length, 
unless otherwise approved by the Fire Department. 

24. Required fire flow for this project, as determined by I.S.O. Formula, is as follows: 
gpm =  2,000, at 20 psi residual; for 2 hour duration.  System shall be looped with 
minimum eight (8) inch mains; six (6) inch laterals; six (6) inch risers; six (6) inch 
diameter hydrants with one 2 ½” outlet and one 4” outlet. 
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25. Approved fire hydrants capable of supplying required fire flow shall be provided 

to all premises upon which facilities, buildings or portions of buildings are 
constructed or moved within the jurisdiction.  When any portion of the facility or 
building protected is in excess of 400 feet from a fire hydrant on a public street, 
as measured by an approved route around the exterior of the facility or building, 
additional fire hydrants meeting the required fire flow shall be provided. 

26. Fire hydrants shall be installed at locations to be determined by the California 
Fire Code (2013) Appendix “C”.  Required fire flow to be determined by the 
California Fire Code (2013) Appendix “B”.  Minimum fire flow shall not be less 
than 1500 gpm. 

 
ENGINEERING DIVISION (909) 797-2489 EXT. 228 
 
27. The natural drainage courses traversing the site shall not be occupied or 

obstructed. 

28. Applicant shall demonstrate that the site does not create concentrated 
discharges to adjacent properties and/or public right-of-way in excess of 
historical flows.  If project does create concentrated or sheet flows off-site greater 
than historical, the applicant shall demonstrate that the downstream facilities can 
accommodate flows.  Otherwise, applicant shall provide on-site detention for 
excess flows. 

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

30. Road sections within and/or bordering the project shall be designed and 
constructed with curbs, gutters, and sidewalks to City Road Standards, and in 
accordance with the General Plan Circulation Element. 

31. Final improvement plans and profiles shall indicate the location of any existing 
utility facility which would affect construction.  Existing utility poles shall be shown 
on the improvement plans and relocated as necessary without cost to the City. 

32. A thirty-five (35) foot radius of return grant of easement is required for rounding 
the corner of intersecting roads when the half-width right-of-way of any 
intersecting road is forty (40) feet or greater.  A twenty (20) foot radius of return 
grant of easement is required for rounding the corners of intersecting roads if the 
half-width right-of-way of all intersecting roads is less than forty (40) feet. 

33. Continuous water spraying or other approved methods must be used during 
grading operations to control fugitive dust. 
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THE FOLLOWING CONDITIONS SHALL BE MET PRIOR TO ISSUANCE 
OF A GRADING PERMIT: 
BUILDING AND SAFETY DIVISION (909) 797-2489 EXT. 225 
 

34. The site shall be developed in compliance with all current model codes.  All plans 
shall be designed in compliance with the latest editions of the California Building 
Codes as adopted by the City of Yucaipa. 

35. Site development and grading shall be designed to provide access to all 
entrances and exterior ground floor exits and access to normal paths of travel, 
and where necessary to provide access.  Paths of travel shall incorporate (but 
not limited to) exterior stairs, landings, walks and sidewalks, pedestrian ramps, 
curb ramps, warning curbs, detectable warnings, signage, gates, lifts and walking 
surface material.  The accessible route(s) of travel shall be the most practical 
direct route between accessible building entrances, site facilities, accessible 
parking, public sidewalks, and the accessible entrance(s) to the site.  California 
Building Code (CBC) 11A and 11B. 

 A. City of Yucaipa enforces the State of California provisions of the California 
Building Code disabled access requirements.  The Federal ADA standards 
differ in some cases from the California State requirements.  It is the 
building owner’s responsibility to be aware of those differences and 
comply accordingly.  

 
36. Multi-family buildings on the site shall be accessible/adaptable per California 

Building Code (CBC), Chapters; 11A and 11B. 

37. Site Facilities such as parking (open and covered), recreation facilities, and trash 
dumpsters, shall be accessible per California Building Code (CBC) 11A, 11B and 
31B. 

38. Separate submittals and permits are required for all accessory structures such as 
but not limited to, trash enclosures, patios, block walls and storage buildings. 

39. Pursuant to California Business and Professions Code Section 6737, this project 
is required to be designed by a California licensed architect or engineer.  Based 
on change of use and potential exiting and fire life safety improvements. 

40. Three (3) copies of the grading plan shall be submitted to the Building and Safety 
Division for review and approval.  A copy of the grading plan shall be submitted 
to the Planning Division when graded slopes exceed five (5) feet in height. All on-
site cut and fill slopes shall: 

A. Be a part of the downhill lot when between individual lots, or as approved 
by the City Planner and City Engineer. 
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B. Incorporate recommendations of the approved geology and soils reports. 

C. Be contour graded to blend with existing natural contours. 

D. Be limited to a maximum slope ratio of two-to-one (2:1) and a maximum 
vertical height of thirty (30) feet. Setbacks from the top and bottoms of 
slopes shall be a minimum of one-half (1/2) the slope height or per CBC. 

E. Preclude damage to the site and downstream properties during heavy 
storm run-off, especially during the construction stage by including a 
stringent slope, erosion, and sediment control program on the proposed 
grading plan. Any such damage allowed to occur will be the responsibility 
of the applicant.  

ENGINEERING DIVISION (909) 797-2489 EXT. 228 
 
41. Applicant shall submit a Notice of Intent and comply with the requirements of the 

General Construction Activity Storm Water Permit from the State Water 
Resources Control Board if the project site is 1 acre or greater.  In addition, the 
Storm Water Pollution Prevention Plan (SWPPP) is required to be submitted to 
the City Engineer for review and approval. 

42. Groundwater pollution from urban run-off water generated by the project shall be 
mitigated using various structural and non-structural best management practices 
(BMPs), per the requirements of the California Regional Water Quality Control 
Board, Santa Ana Region (909-782-4130), and/or as indicated in the “New 
Development/Redevelopment Guidelines.”  All provisions of the Water Quality 
Management Plan (WQMP) consistent with the 2010 MS4 permit and most 
recent regulatory mandates shall be met. 

43. The applicant’s plans indicate approximately 33% of the site to be improved with 
impervious surfaces.  Design features shall be included to direct storm water run-
off flows into landscaped pervious areas before any run-off flows into public 
rights-of-way. 

44. Permanent drainage improvements are required, per the appropriate Master Plan 
of Drainage, to intercept and conduct the regional and/or local flows through or 
around the site in an approved manner. 

45. The proposed storm drain facilities will intercept and provide for collection of 
runoff generated on-site (and off-site flows that drain onsite).  All facilities will be 
designed in accordance with current City and County policy and requirements 
including applicable Development Code Sections (pertaining to Flood Plain 
Safety Overlay Districts).  Final facility design and location must be approved 
prior to issuance of grading permits.  All on-site storm drain facilities will be 
designed to convey flows which could be expected from a storm with a 10-year 
recurrence interval with additional design factors of safety and freeboard to 
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provide a 100-year level of flood protection to inhabited structures.  During 
storms of intensity greater than the 10-year storm, additional flood protection is 
provided by utilizing the local storm drain system and conveying additional runoff 
onto streets.  Storm drain facilities which intercept canyon flows upstream of 
development area will be designed to convey the 100-year rather than 10-year 
design flow.  For the sizing of roadway storm drains and locations of catch basins 
in streets the storm drain system shall be designed to: 

A. Collect a 25-year storm recurrence interval within the street section (top of 
curb to top of curb). 

 
B. Collect and contain the 100-year interval within the roadway right-of-way. 

 
46. In addition to the drainage, traffic related, or other requirements stated herein, 

other “on-site” or “off-site” improvements may be required which cannot be 
determined from tentative plans at this time and would have to be reviewed after 
more complete improvement plans and profiles have been submitted to the City 
Engineer. 

47. A thorough evaluation of the structural road section, to include parkway 
improvements, from a qualified materials engineer, shall be submitted to the 
Engineering Division. 

48. Existing City roads which will require reconstruction shall remain open for traffic 
at all times, with adequate detours, during actual construction.  A cash deposit 
may be required to cover the cost of grading and paving.  Upon completion of the 
grading and paving to the satisfaction of the Engineering Division, the cash 
deposit will be refunded. 

49. Prior to signing of the improvement plans, any proposed grading within the road 
right-of-way shall be done under the direction of a Soils Testing Engineer, hired 
by the applicant.  Compaction tests of embankment construction, trench backfill, 
and all subgrades shall be performed at no cost to the City.  Prior to placement of 
any base materials, and/or paving, a written report shall be submitted by the 
applicant’s engineer to the City Engineer for review and approval. 

50. A topographic map shall be provided to facilitate the design and review of 
necessary drainage facilities at the time the site is developed. 

51. Additional 3 foot dedication is required to provide for a 33 foot half-width right-of-
way.  A copy of the Grant Deed for all properties affected by this requirement 
must be submitted to the City Engineer prior to document preparation. 

52. Avenue E shall be designed as a water-carrying street and its water carrying 
capacity shall be maintained. 
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PLANNING DIVISION (909) 797-2489 EXT. 224 
 

53. Grading permits shall not be issued for any areas to be graded and remain 
undeveloped until a revegetation plan is approved by the Planning Division, and 
until bonds are posted for revegetation. 

54. No archaeological work is required; however, if prehistoric or historic artifacts 
over 50 years of age are encountered during land modification, then activities in 
the immediate area of the finds shall be halted and an on-site inspection 
performed by a qualified archaeologist, to assess the find, determine its 
significance, and make recommendations for appropriate mitigation measures. 
For more information, contact the County Museum at 909-307-2669.  If human 
remains are encountered on the property, then the San Bernardino County 
Coroner’s Office MUST be contacted within 24 hours of the find, and all work 
halted until a clearance is given by that office and any other involved agencies.  
Contact the County Coroner at 175 South Lena Road, San Bernardino, CA  
92415-0037 or (909) 387-2543. 

 
THE FOLLOWING CONDITIONS SHALL BE MET PRIOR TO ISSUANCE 
OF A BUILDING PERMIT: 
BUILDING AND SAFETY DIVISION (909) 797-2489 EXT. 225 
 
55. The site shall be developed in compliance with all current model codes.  All plans 

shall be designed in compliance with the latest editions of the California Building 
Codes as adopted by the City of Yucaipa. 

56. Government Code Section 65850.2 (AB 3205) requires the City to not issue the 
final certificate of occupancy unless the applicant has met or is meeting the 
requirements of the South Coast Air Quality Management District.  The applicant 
shall complete the Air Quality Permit Checklist (available at front counter) to 
determine whether air quality permits are required for any equipment that may be 
operated at the site (for non-residential buildings). 
 

South Coast Air Quality Management District 

21865 Copely Drive 

Diamond Bar, CA 91765-4182 

(800)388-2121 

57. Separate submittals and permits are required for all accessory structures such as 
but not limited to, trash enclosures, patios, block walls and storage buildings. 
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58. Pursuant to California Business and Professions Code Section 6737, this project 

is required to be designed by a California licensed architect or engineer.  Based 
on change of use and potential exiting and fire life safety improvements. 

59. Three copies of a Landscape Documentation Package shall be submitted for 
Building & Safety Division review and approval.  Said Landscape Documentation 
Package shall be consistent with the requirements of Chapter 4, of Division 10, of 
the Development Code and include all of the following elements: 

 
A. Project Information 

 
(1) Date 

 
(2) Project Applicant 

 
(3) Project Address (if available, parcel and/or lot number(s)) 

 
(4) Total Landscape Area (square feet) 

 
(5) Project Type (e.g., new, rehabilitated, public, private, cemetery, 

homeowner-installed) 
 

(6) Water Supply Type (e.g., potable, recycled, well) and identify the 
local retail water purveyor if the applicant is not served by a private 
well 

 
(7) Checklist of All Documents in Landscape Documentation Package 

 
(8) Project Contacts (to include contact information for the project 

applicant and property owner) 
 

(9) Applicant Signature and Date (with statement, “I agree to comply 
with the requirements of the water efficient landscape ordinance 
and submit a complete Landscape Documentation Package”). 

 
(B) Water Efficient Landscape Worksheet 

 
(1) Hydrozone Information Table 

 
(2) Water Budget Calculations 

 
(I) Maximum Applied Water Allowance (MAWA) 

 
(II) Estimated Total Water Use (ETWU) 
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(C) Soil Management Report 
 

(D) Landscape Design Plan 
 

(E) Irrigation Design Plan 
 

(F) Grading Design Plan 
 

(G) Certification of Substantial Completion (to be submitted after installation of 
the project). 

 
A copy of the approved Landscape Documentation Package shall be provided to 
the property owner or site manager along with the record drawings and any other 
information normally forwarded to the property owner or site manager. A copy of 
the Water Conservation Concept Statement and the Certificate of Substantial 
Completion shall be sent by the project manager to the local retail water 
purveyor. 

 
60. Three (3) copies of a landscape and irrigation plan prepared by a Registered 

Landscape Architect for the planting (drought tolerant landscaping shall be 
utilized to minimize water consumption) and permanent irrigation system for the 
development, including setback areas and parkways, shall be submitted to the 
Building & Safety Division for review and approval.  Said plans must be 
consistent with the City of Yucaipa Landscape Design and Installation Guidelines 
and include the following details: 

A. Voltage boxes, mailboxes, trash enclosures, maintenance structures, 
backflow devices, automatic controls, air conditioning/heating units, etc., 
to be shown on the plan and screened with landscaping and/or decorative 
fencing/trim. 

 
B. A permanent automatically-controlled irrigation system. 
 
C. Landscaping shall consist of drought tolerant vegetation appropriate to the 

local climate.  Trees, shrubs and ground covers in the following quantities 
shall be required as follows: 

 
 1. Tree planting (15 gallon size): 
 
  a. 1 for each 600 sq. ft. of total landscaped 
   area (one required, minimum); 
  b. 80% of total trees required to be 15 gallon; 
  c. 1 for every 12 parking stalls; 
 
 2. 24 to 96 inch box trees: 
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  a. 20% of total trees required (one required, minimum). 
 
 3. Tree Spacing/location: 
 
  a. small trees: 20 feet O.C. max.; 
  b. large trees: 30 feet O.C. max.; 
  c. street trees: 15 gal. min./30 feet O.C. max.; 
  d. min. 6 feet from curbs, paving and sidewalks; 
   trees in parkway between sidewalk and curb 
   shall be provided with a linear root barrier. 
 
 4. 5 gallon shrubs: 
 
  a. 60% of total shrubs required to be 5 gallon; 
  b. 10 for each 300 sq. ft. of landscaped area. 
 
 5. 1 gallon shrubs: 
 
  a. 40% of total shrubs required. 
 
 6. Ground Cover: 
 
  a. Drought tolerant adapted when mature, or native; 

b. Maximum spacing: 12 inches O.C., or as suitable for planting 
material; 

c. Hydroseeding (establish recommended mixture); specify 
weight or volume per unit area. 

 
D. Parking/vehicular circulation areas screened with landscaped berms 

adjacent to streets. 
 
E. Landscape detail of trash enclosures, to be located within 200 ft. of 

building pad. 
 
F. All walls and fences shall be shown, at the top of slope (if applicable), with 

the style, design, materials, and colors indicated. 
 
G. Design features to direct storm water run-off into landscaped pervious 

areas to achieve percolation into the ground before run-off flows reach the 
public right-of-way of Avenue E or 18th Street. 

 
H. Detector-check valve assembly screening and camouflage, which shall 

include landscaped berms and/or depressions, shrub screening, and the 
painting of the equipment to match the landscaping.  The height of the 
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equipment shall not exceed the minimum ground clearance established by 
the applicable code.  It is not permitted to be located within the front yard 
building setback area, unless otherwise approved by City Inspector. 

 
ENGINEERING DIVISION (909) 797-2489 EXT. 228 
 
61. Submit engineered road improvement plans to the City Engineer. 

 

PLANNING DIVISION (909) 797-2489 EXT. 224 
 
62. The enrollment of the Yucaipa Joint Unified School District is severely impacted 

by new development.  To mitigate the impact of this project, developer shall pay 
such taxes as are required by the Yucaipa Joint Unified School District 
Community Facilities District No. 1, and any other fees assessed by Government 
Code Section 53080, and 65995-65997. 

63. The City of Yucaipa has implemented development impact fees for various 
infrastructure and capital facilities needs generated by new development.  These 
fees will provide for various capital facilities including, but not limited to, roads, 
parks, flood control and drainage, public facilities, and fire fighting facilities.  This 
project shall be subject to all such development impact fees which are in effect at 
the time building permits are issued. 

64. The applicant/owner shall process a Condition Compliance Review through the 
City for verification of conditions prior to the issuance of building permits. 

65. Water service shall be by Western Heights Water Company.  The Western 
Heights Water Company letter dated May 14, 2020 is included as a Condition of 
Approval.  Submit evidence of service to Building and Safety at time of Condition 
Compliance review. 

66. Sewage disposal shall be by Yucaipa Valley Water District.  The Yucaipa Valley 
Water District letter dated May 04, 2020 is included as a Condition of Approval.  
Submit evidence of service to Building and Safety at time of Condition 
Compliance review. 

67. Prior to the approval of a development project or issuance of a building permit, 
applicant shall obtain a notice of requirement to comply with or determination of 
exemption from the Risk Management Plan (RMP).  Contact County Fire 
Department/Hazardous Materials Division/Emergency Response and 
Enforcement Section at (909) 386-8401. 

68. Prior to building permit, applicant shall submit a report for risk assessment of 
potential health hazards from exposure to hazardous materials.  For information, 
contact County Fire Department/Hazardous Materials Division/Local Oversite 
Program at (909) 386-8401. 
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69. The applicant shall submit a “Solid Waste Recycling Plan” for review and 

approval.  This Plan shall address two (2) principal recycling programs: 1) the 
recycling of construction waste/debris during the demolition and/or development 
phase of the project, and 2) the recycling of the solid waste that is generated 
daily by each proposed use during the operational phase of the project.  The 
construction waste component shall include:  complete information on the 
individual or firm that will be responsible for implementing the recycling plan; 
complete information on all proposed recycling facilities that will receive waste 
products; and estimates of the volume or weight of each type of material that will 
be recycled.  The operational waste component shall include: complete 
information on the location, access, sizes, and numbers of solid waste and 
recycling bins needed to serve each proposed use that is located within the 
project.  For information on the types of waste disposal services that are 
available, you may contact Yucaipa Disposal, Inc. at (909) 797-9125 for 
assistance. 

70. Proof of fee payment of Fish and Game fees and/or County Administrative 
handling fees pursuant to California State Assembly Bill 3158 shall be submitted. 

71. Provide detailed building elevations including materials, finishes, colors, and 
signage for all buildings for Planning Division review and approval prior to 
issuance of building permits.  Building elevations shall be consistent with those 
approved by the Planning Commission. 

72. The applicant/property owner shall grant to the City, in writing, the irrevocable 
right of entry over, and access to, such property, upon twenty-four (24) hours’ 
posted notice, by authorized City employees or agents, for the purpose of 
removing or painting over graffiti on any designated graffiti attracting surfaces. 

73. Prior to issuance of building permits, the Project shall achieve at least 100 points 
under the Screening Table for residential projects in the City of Yucaipa Climate 
Action Plan. 

 

CDF FIRE DEPARTMENT (909) 797-2489 EXT. 246 
 
74. Two sets of water delivery system plans, designed to meet the required fire flow 

for this project and/or development shall be submitted to the Fire Department for 
approval. 

75. Applicant-developer shall provide the Fire Department with a letter from the water 
company serving the project-development, verifying that financial arrangements 
have been made and bonds posted for the required Fire Department approved 
water improvements. 

76. A fuel break of one hundred (100) feet (brush and weed clearance) is required 
prior to construction.  The clearance shall be maintained on a year-round basis. 
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77. Fire hydrants shall be installed and operational as per approved water system 

delivery plans prior to any framing, construction, or delivery of combustible 
materials to project site. 

78. An alternative type of construction providing a higher level of fire resistance is 
required.  Contact the Fire Department or City Building Official for more 
information. 

 

SUBJECT PROPERTY SHALL NOT BE OCCUPIED AND/OR USED FOR 
PURPOSES APPLIED FOR UNTIL THE FOLLOWING CONDITIONS 
HAVE BEEN MET: 
BUILDING AND SAFETY DIVISION (909) 797-2489 EXT. 225 
 
79. The building(s) shall meet all handicapped requirements. 

80. The building(s) shall comply with all structural and nonstructural provisions of the 
California Building Code. 

81. Any change of occupancy will require the submission of plans for approval to 
Building and Safety. It is the applicant’s responsibility to contact the local Building 
and Safety Division for a pre-construction inspection prior to occupancy of the 
building(s). 

82. The building(s) or structure(s) shall meet all applicable requirements of the 
adopted model codes and amendments. 

 
CDF FIRE DEPARTMENT (909) 797-2489 EXT. 246 
 
83. Fire Department access roadways and/or public/private streets exceeding one 

hundred fifty (150) feet in length shall have a Fire Department approved turn-
around at the terminus (cul-de-sac). Minimum radius shall not be less than 40 
feet. 

84. Driveways exceeding 150 feet shall have a Fire Department approved turn-
around at the terminus (hammer-head tee). 

85. Fire Department access roadways and/or public/private streets and driveways 
shall extend to within one hundred fifty (150) feet of and shall give reasonable 
access to all portions of the exterior walls of the first story of any building.  An 
access road, approved by the Fire Department, shall be provided to within fifty 
(50) feet of all structures when the natural grade between access road and 
structure is in excess of 30%.  Where an approved access road cannot be 
provided, a fire protection system shall be required and approved by the Fire 
Department. 



Ophira Lenhert  Page 15 
Case No. 20-059/PUP 
Conditions of Approval; 10-7-20  
 
86. The Development and/or project, and each phase thereof, shall have a minimum 

of two (2) remote points of access, including a secondary access for fire and 
other emergency equipment and for routes of escape which will safely handle 
evacuations. 

87. The public and/or private roadways serving this project shall be named. 

88. Street name signs shall be installed with approved names. 

89. Manual operated gates across Fire Department access roadways, public and/or 
private streets and driveways, shall be equipped with approved emergency key-
operated (“Knox” type) locks.  For automatic gates, a “Knox” keyed emergency 
access switch shall be installed at location determined by Fire Department, and 
shall over-ride all command functions and open gate automatically upon 
activation.  All automatic gates shall have a manual over-ride for use during loss 
of electric power.  “Knox box” request forms are available from the Fire 
Department. Applicant shall coordinate with Fire Department and Police 
Department to ensure Knox box design meets their requirements, which may 
include a keypad entry and code. Applicant is responsible to ensure that access 
to the site for first responders is provided throughout the life of the project. “Knox 
box” request forms are available from www.knoxbox.com and specify the “City of 
Yucaipa”. 

90. Address numbers shall be placed on all new and existing residential structures in 
such a manner as to be plainly visible and legible from the access roadway or 
street.  Single family dwellings shall have numbers of 4” height, 3/8” stroke on 
contrasting background.  Address numbers shall be low voltage, automatically 
electrically illuminated.  Where structure setback exceeds one hundred (100) feet 
from the access roadway or street, additional non-illuminated numbers 4” in 
height, 3/8” stroke, on contrasting background shall be displayed at property 
access entrance. 

91. Prior to final inspection, there shall be posted at each entrance of the complex an 
illuminated diagrammatic representation of the complex showing the locations of 
the viewer, the unit designations within the complex, and the locations of fire 
hydrants.  The developer shall submit a drawing detail to the Fire Department for 
approval. 

92. “No Parking  - Fire Lane” signs shall be posted at locations designated by Fire 
Marshall.  Fire lane curbs shall be painted red with white letters stating “No 
Parking – Fire Lane”. 

93. On site fire hydrants capable of supplying required fire flow shall be installed at 
locations identified by the Fire Marshall.  System shall be looped with minimum 
eight (8) inch mains; six (6) inch laterals; six (6) inch risers; six (6) inch diameter 
hydrants with one 2 ½” outlet and one 4” outlet. 

http://www.knoxbox.com/
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94. Approved fire hydrant pavement markers shall be installed. 

95. Automatic fire sprinklers shall be installed according to NFPA 13R and Fire 
Department requirements.  Submit three (3) sets of shop plans with material cut 
sheets and hydraulic calculations, indicating the type of occupancy, type of 
materials to be stored (if any), for Fire Department review and approval prior to 
any installation.  Submit copy of California C-16 license. 

96. Automatic fire sprinkler control devices (P.I.V. & O.S.&Y.) shall be visible from 
Fire Department access roadway, and identify system being controlled and 
address of structure. Fire Department Connection (FDC) shall be located no 
closer than fifty (50) feet and not to exceed one hundred fifty (150) feet from 
structure. Required fire hydrant shall have a maximum distance from FDC of 
thirty (30) feet. FDC shall identify address and system of structure being 
protected. 

97. A minimum of one 2A-10BC fire extinguisher shall be installed for each 3,000 
square feet of floor area. Travel distance to any one fire extinguisher shall not 
exceed 75 feet. Additional fire extinguishers, size, and class to be determined by 
Fire Department may be required. Fire extinguishers shall be serviced annually 
and shall have a current sfm service tag attached. 

98. An automatic fire detection and alarm system meeting the requirements of CFC 
Article 10, CBC and NFPA 72 shall be installed. Three (3) sets of shop plans with 
material cut sheets and calculations shall be submitted to the Fire Department for 
review and approval prior to installation. 

99. Smoke detectors, hard wired with battery back-up, shall be installed in all 
sleeping areas and in all hallways leading to sleeping areas.  Smoke detectors 
shall be installed at the top of all stairways. 

100. Carbon Monoxide detectors shall be installed pursuant to manufacture 
specifications.  

101. For each chimney used in conjunction with any fireplace or heating appliance in 
which solid or liquid fuel is used, an approved spark arrester shall be installed 
and visible from the ground.  Spark arrester shall be of stainless steel, copper or 
brass, woven galvanized wire mesh, twelve (12) gauge, and minimum of 3/8” to 
½” maximum openings. 

102. A class “A” roof covering structure with “bird stops” shall be installed. 

103. High Fire Hazard Areas FR-1 & FR-2: one-hour fire resistive construction is 
required for exterior walls.  Contact Fire Marshall or City Building Official for more 
information. 

104. The main electrical panel and all sub-panels shall be labeled on inside cover for 
all circuits. 
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105. Water heater (fuel fired) shall be properly vented to exterior of structure.  Water 

heater shall be seismic strapped to wall and be located 18” above a garage floor. 

106. A one-hour, solid core, self-closing and latching door shall be installed between 
an attached garage and living space. 

107. Submit to Fire Marshal’s office building and/or structure plans for Fire 
Department review. 

ENGINEERING DIVISION (909) 797-2489 EXT. 228 
 
108. Construct curb and gutter (with match-up paving) 22 feet from centerline. 

109. Construct sidewalk adjacent to site with landscaped parkway. 

110. Construct driveway approach/entrance.  Commercial driveways require radius 
type approaches. 

111. Any further development of this parcel will require construction of full road 
improvements. 

112. Developer shall be required to place construction traffic control in public right-of-
way during the construction of off-site improvements.  Traffic control devices 
shall be maintained 24 hours a day 7 days a week as directed by the City 
Engineer. 

PLANNING DIVISION (909) 797-2489 EXT. 224 
 
113. Prior to occupancy, the applicant must demonstrate that the facility has met or is 

meeting all Risk Management Plan (RMP) requirements if regulated substances 
are to be handled at the facility.  Contact County Fire Department/Hazardous 
Materials Division/Emergency Response and Enforcement Section at (909) 386-
8401. 

114. Parking and on-site circulation requirements shall be provided for as identified on 
the approved site plan. 

115. All access drives and parking areas shall be surfaced with a minimum of 2 inches 
of asphalt concrete surfacing, City Road Specification No. 39, which shall be 
appropriately striped to accommodate safe vehicular circulation. 

116. All access drives shall be a minimum of 24 feet wide to facilitate two-way traffic. 

117. All parking stalls shall be clearly striped and permanently maintained with double 
or hairpin lines on the surface of the facility, with the two lines being located an 
equal nine (9) inches on either side of the stall sidelines; arrows shall be painted 
on the paving to indicate direction of traffic flow. 
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118. Any lights used to illuminate the site shall be hooded and designed so as to 

reflect away from adjoining properties and public thoroughfares. 

119. All landscaping and irrigation shown on the approved landscape and irrigation 
plans and all required walls shall be completed.  Trees in the parkway between 
sidewalk and curb/gutter shall be provided with a linear root barrier.  Provide the 
City with a Certificate of Substantial Completion from the certified professional 
that prepared the approved landscape and irrigation plans. 

120. Developers of commercial/industrial/institutional projects shall submit a report 
detailing the percentage of project costs spent in the City of Yucaipa.  At a 
minimum, this report shall contain a list of local businesses/individuals that have 
been solicited for bids and/or received contracts for materials or services. 

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

 

































Agenda Item 4 
 

CITY OF YUCAIPA 
DEVELOPMENT SERVICES DEPARTMENT 

AGENDA REPORT 
 
 
TO:  Honorable Chairman and Planning Commissioners 
 
FROM: Benjamin J. Matlock, Planning Manager/City Planner 
 
FOR:  Planning Commission Meeting of October 7, 2020 
 
SUBJECT: VantageOne Real Estate Investments for the “Yucaipa Pointe” Project  

 
(Case No. 20-065/REV): A Revision to Case No. 18-129/CUP, a Conditional Use 
Permit for the Yucaipa Pointe Unified Commercial Center, to incorporate changes 
to the tenant mix, including the addition of a medical office facility in lieu of a 
movie theatre, and the redevelopment of an existing fuel station, located at the 
southwest corner of Yucaipa Blvd and 18th Street; Assessor Parcel Numbers 
(APN):0300-191-01, -02, -17, -18, -26, -28, -29, -30, -31, -34 and 0300-192-07 
and 08. 

 
 
RECOMMENDATION: 
 
The Planning Commission conduct a public hearing, and: 
 
A) Approve the Revisions to Conditional Use Permit No. 18-129 (Case No. 20-065/REV) to 

establish a unified center development project, subject to the Conditions of Approval as 
contained in the Agenda Report; and 

 
B) Adopt the Findings as contained in the Agenda Report; and 
 
C) Accept the Addendum to the Yucaipa Pointe Mitigated Negative Declaration pursuant to 

15164 of the CEQA Guidelines, which found no new environmental issues are associated 
with the proposed Project and that it is consistent with the findings in the previously 
adopted MND; and 

 
D) Direct Staff to file a Notice of Determination; and, 
 
E) Approve the Architectural Review Package for the medical office building.  
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BACKGROUND: 
 
Surrounding Land Uses: 
 
Area Land Use District Designations; Improvement Levels (IL); and existing land uses: 
 
Site: CS (Service Commercial) IL-1 A mixture of vacant parcels 

and a fuel station 
North: CS IL-1 Commercial Uses 
South: RM-10M (Multiple Residential), IC 

(Community Industrial) FWY 
(Freeway) 

IL-1 
Single family residences, 
commercial uses, and Interstate 
10 Freeway 

East: CS and RM-10M IL-1 Single family residences  
West: CS (Service Commercial) IL-1 Commercial uses, including 

the In-N-Out and Corky’s site 
 
Prior Approvals: 
 
At the regular meeting of November 25, 2019, the City Council approved Case No. 18-
129/GPA/DA/CUP/MJV/ARC/TPM No. 20125, a Conditional Use Permit for a phased unified 
center development plan, known as the Yucaipa Pointe Project, following a recommendation 
from the Planning Commission. The Project consisted of a variety of commercial uses, including 
retail, restaurants, an express carwash, a health club, and a future 39,000 square foot movie 
theater anchor, and is located along the south side of Yucaipa Boulevard, west of 18th Street. 
Tentative Parcel Map (TPM No. 20125) was approved to subdivide the commercial Project into 
individual parcels that correspond to each commercial pad area. As part of the Project, a General 
Plan Amendment was also approved to change the land use designation of approximately 1.1 
acres from Multiple Family Residential (RM-10M) into Service Commercial (CS) to correspond 
with the Project boundary. An Architectural Review package for some of the proposed buildings 
and sign master plan was also approved for the center. 
 
As part of the Project approval, the City Council adopted a Mitigated Negative Declaration (MND) 
which had considered the potential environmental impacts that could occur as a result from 
development of this Project. All available evidence indicated that any potentially significant impacts 
could be mitigated to a less-than-significant level, and the mitigation measures were incorporated 
into the Conditions of Approval for the Project. 
 
Since the Project approval, the applicant has been working on the construction of the center, and has 
completed the grading efforts and building plan review for a “Chick Fil A” drive through 
restaurant at Area “C.” In addition, the applicant team has initiated grading on other portions of 
the site, and is working to complete the relevant construction documents that are needed to build 
the other pads.  
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DISCUSSION: 
 
Location and Setting: 
 
The proposed Project is located on approximately 24 gross acres and is comprised of several 
different parcels, bounded by Yucaipa Boulevard to the north, Avenue E and Interstate 10 to the 
west, and 18th Street to the east. The Project site generally features gentle rolling hills, which 
slope southwest, away from the frontage along Yucaipa Boulevard. Adjacent to the Project, the 
land then rises in elevation within the properties located on Avenue E.    
 
Project Design and Description: 
 
The applicant has continued discussions with proposed tenants since the initial Project approval 
in 2019, and based on those discussions, the Revision to the original approval of a Conditional 
Use Permit is requested for the Yucaipa Pointe Project to meet the needs of those tenants. The 
proposed tenant uses for the Project are considered Retail Trade/Personal Services, Professional 
Services, and Convenience/Support Services under Section 84.0230, Commercial Land Use 
Types of the City Development Code. Per the City’s Development Code, the proposed uses are 
allowed in the CS (Service Commercial) District subject to the Conditional Use Permit review 
process, and all the newly proposed uses remain permissible in the CS Land Use District.   
 
One of the original uses proposed for the site was a 39,000 square foot (975 seat) Movie Theater 
located along the eastern edge of the site, adjacent to 18th Street, towards the southern edge of the 
site. However, discussions with proposed movie theater tenants have stalled indefinitely due to 
the impacts from COVID-19, necessitating some revisions to the site to adapt to the market 
demands. In lieu of the movie theater, a 60,000 square foot medical office facility is now 
proposed in its location, and site design changes are also proposed to correspond to the new 
building footprint and orientation. In addition, an outdoor plaza area is provided near the 
entrance to the building. 
 
Another change is the incorporation of the existing Mobile fuel station, located at the corner of 
Avenue E and Yucaipa Boulevard, to be part of the Project development as it was not included in 
the original Project. The applicant has been in negotiations with the owners of the facility, and 
therefore has included the redevelopment of the fuel station in the proposed site plan design. The 
existing fuel station would be demolished, and a new 5,187 square foot convenience store and 
fuel canopy island would be constructed, and the fuel station site would be incorporated into the 
landscape and architectural theme of the overall center. In addition, the originally proposed 
gateway design feature would be located at the roadway corner. However, as the negotiations 
have not yet concluded, the applicant has included two different alternative site plan designs for 
Commission approval should the negotiations not be successful.  
 
To meet these changes, several other pad buildings originally proposed have been moved or 
removed from the Project. Specifically, a 4,500 square foot sit down restaurant, originally 
located at Pad 1 – Area A, along the western edge of the site and next to the existing Mobile fuel 
station, has been relocated to the area denoted as Pad 8. In addition, the 6,065 square foot 
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“shops” drive through restaurant and retail pad building, originally located adjacent to the 
intersection of 18th Street and Yucaipa Boulevard, has been removed to accommodate the 
medical office building. 
 
Internal Circulation: 
 
An internal circulation design will be provided throughout the center for vehicles and 
pedestrians. Off-street parking will be provided throughout the site, and will meet or exceed the 
parking and loading requirement specified in the Yucaipa Development Code. Driveways for 
vehicles entering and leaving the development would be provided along Avenue E, Yucaipa 
Boulevard, including the signalized intersection of Yucaipa Boulevard and Chinaberry Street, 
and along 18th Street.  
 
Roadway Improvements: 
 
The majority of the roadway improvements along the site frontage have been previously 
constructed. Any remaining street frontage areas, including those along Avenue E, would be 
conditioned to be developed during the construction of the Project. In addition, the construction 
of driveways for the site would also be the responsibility of the applicant. The Project is 
conditioned to complete intersection improvements at the intersection of Dunlap Boulevard and 
Avenue E, where a three-way stop would be installed. Additional improvements are proposed 
along Avenue E to integrate the street, landscape, and other decorative elements between Areas 
A and C. With the incorporation of the redevelopment of the Mobile fuel station, the roadway 
improvements for the intersection of Avenue E and Yucaipa Boulevard would be constructed to 
its ultimate design.     
 
Site Grading: 
 
The general grading design of the center remains consistent with the original Project approval. 
The grading will have the pad elevations adjacent to Yucaipa Boulevard designed to align to the 
grade of the roadway to facilitate better visibility of those tenants, and will feature stepped 
grading between the pad areas to facilitate the elevation changes that occur along Yucaipa 
Boulevard. The rear of the site, where the medical office anchor is proposed, will be lower in 
elevation.  
 
Phasing:  
 
The Conditional Use Permit is expected to be completed in two primary site design phases, 
where the mass grading and majority of site improvements, including the vehicular and 
pedestrian network, are constructed within a portion of the site during each phase. Individual 
building construction activities may fall within different time schedules under each of the 
primary phases as individual tenants complete their building permit review process and construct 
their own buildings. The Conditions of Approval continue to reflect that the Project is to be 
phased, and that they are applicable during all phases.  
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Architectural Review: 
 
The applicant had originally submitted an architectural design package for several of the 
proposed buildings as well as a Conceptual Landscape plan for the entire site, which were 
approved by the City Council. However, the medical office is a newly proposed use, and the 
applicant requests approval of that building’s architecture, as required by the Conditions of 
Approval. The remaining buildings that have not yet been reviewed and approved will be 
submitted at a later date once those designs have been finalized.  
 
The Architectural Package that was previously approved had utilized a craftsman-inspired design 
theme, which was intended to create a compatible appearance throughout the center. In addition, 
the building designs used complimentary exterior colors to further the effect, and to add variety 
to the design, each building also had its own unique contrasting accent color. The proposed 
medical office building, designed for Kaiser Permanente, is a three-story structure that provides 
an exterior color palate that ties into the rest of the center, with an orange-based color serving as 
the accent. However, the proposal features a more institutional design and building mass relative 
to other approved buildings that is necessary to accommodate the intended use. The center’s 
landscape design, along with the distance of the proposed medical office from other buildings 
within the Center, will allow for the proposed building to complement the existing theme of the 
center without using all of the same design elements or materials. The building architecture is 
defined by the glass feature along the front façade, where the stairway and lobby areas are visible 
at the entrance of the building. A portion of the glass front will also feature a perforated metal 
screen that includes a custom design made specific to the City of Yucaipa, and its ultimate 
pattern will be developed through a public outreach campaign completed by the proposed tenant, 
Kaiser Permanente. Other design elements include a porte-cochere that extends from the 
entrance towards an outdoor plaza area. Consistent with the rest of the center, the building been 
designed to ensure that all rooftop units (RTUs), such as the heating, ventilation, and air 
conditioning system, are screened from public view. A color and materials board will be 
provided at the hearing for the Commission’s reference.     
 
The conceptual landscaping plan has been previously approved, and was designed to 
complement the building design, and provide a visual screen along the perimeter of the site, 
including around the drive through aisles. No changes to the design theme are proposed. 
 
For the Commission’s reference, the plant palette includes a variety of evergreen and deciduous 
trees to support the landscaped areas onsite and is consistent with the plant palette included in the 
Citywide Design Guidelines. Evergreen trees approved for the site include: Red Ironbark, 
Afghan Pine, True green Elm, Deodar Cedar, and Holly Oak. Deciduous trees approved for the 
site include: Red Push Chinese Pistache, Forest Pansy Redbud, Crape Myrtle, Maidenhair Tree, 
and Tulip Tree. The landscaped area along the site’s street frontage also features decorative dry 
stream bed features with large boulders and granite cobblestones, similar to those found near the 
Civic Center area of Yucaipa Boulevard, which will further enhance the site design along the 
public right of way. The detention basins used to meet the WQMP requirements for the site will 
also be landscaped and will feature a perimeter planting of trees. The landscaping is also 
conditioned to meet the City’s Water Conservation Ordinance.  
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Consistency with the General Plan and Development Code: 
 
The proposed Project is located within the CS District. Contained below is an evaluation of the 
proposed Project’s consistency with adopted development standards.  
 
 

CRITERIA PROPOSAL 
COMPLIANCE WITH GENERAL 

PLAN AND DEVELOPMENT 
CODE 

Land Use Unified Commercial Development, 
consisting of “fast casual” and sit-
down restaurants, a fitness center, 
medical office, fuel station, express 
carwash, and retail spaces. 

Yes: The General Plan and Land Use 
District conditionally permit Lodging 
Services, Retail Trade/Personal 
Services, and Professional Services 
land uses. 

Building 
Height 

The tallest structure proposed for the 
center will be the medical office 
building, which has an expected 
height of less than 45 feet. The 
Architecture Review process for 
future building designs will verify 
compliance with the Development 
Code.   

Yes/TBD: The CS District permits a 
building height of 45 feet. The 
Development Code also permits the 
building height to be exceeded by 50 
percent for certain types of ornamental 
architectural details/structures.  

Building 
Setbacks 

The proposed building setbacks are 
as follows: 
• Front yard: 15 feet to drive-

through aisle; nearest building 
(carwash) is setback 15 feet. 

• 18th Street Side yard: 59 feet. 
• Avenue E Street Side yard: 20 

feet. 
• Rear yard: 72 feet. 

Yes: The Development Code requires: 
• 15 foot Front Yard (Yucaipa 

Boulevard)  
• 15 foot Street Side Yard (Avenue 

E and 18th Street) 
• 10 foot Rear Yard    
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Lot 
Coverage 

Area A: 
• Building Coverage: 11.30 

percent. 
• Lot Coverage: 75.87 percent. 
• Site Landscaping: 24.13 percent. 
Area B: 
• Building Coverage: 8.43 percent. 
• Lot Coverage: 65.43 percent. 
• Site Landscaping: 34.57 percent. 
Area C: 
• Building Coverage: 6.7 percent. 
• Lot Coverage: 57.1 percent. 
• Site Landscaping: 36.2 percent. 

Yes: The CS District allows a 
maximum building and lot coverage of 
65 percent and 90 percent, 
respectively.  This standard provides 
for the balance of the lot coverage (10 
percent) to be landscaped.  The 
proposed Project exceeds the 
Development Code’s lot coverage 
requirement. 

Parking 
Spaces 

The overall center provides 1,013 
spaces, and is required to provide 
850 parking spaces.     

Yes: The Development Code requires 
the following: 
• Restaurant (Yes): One (1) parking 

space is required for every 50 
square feet of seating area, or one 
(1) parking space per 100 square 
feet of total floor area (where 
seating area has not been defined). 

• Office and Retail (Yes): One (1) 
space per 250 square feet. 

• Carwash (Yes): One (1) space for 
each proposed vacuum stall.   

• Medical Office (Yes): One (1) 
space per five (5) doctors. 

 
The project meets or exceeds the City’s General Plan and Development Code standards for the 
above referenced items as well as for access and site design. In addition, the proposed Project 
supports a number of General Plan policies. These include the following: 
 

• CDL-1.2 Places for Commerce. Provide sites for a range of commercial uses, including 
shopping, dining, entertainment, and offices that provide a strong employment base and 
offer local services; improve commercial properties along I-10 through infrastructure, 
aesthetics, and development strategies. 

• CDL-5.3 Gateways. Highlight major arrival and departure points along the community’s 
edge by requiring distinctive building design elements, streetscapes, decorative signage, 
landscaping, and/or other enhancements at strategic gateway locations. 

• CDL-8.1 Land Use Mix. Preserve the Dunlap Industrial Corridor for an appropriate mix 
of industrial and service commercial businesses that can improve employment 
opportunities in Yucaipa. 
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• CDL-10.1 Development Review. Implement and adhere to development review 
procedures and design guidelines in the City of Yucaipa Municipal Code that advance the 
visual quality of the community. 

• CDL-10.4 Design Variation. Encourage identifiable architectural designs, design 
variations, and well-planned projects that are visually interesting, neighborhood or 
district oriented, and well integrated with the surroundings. 

• CDL-10.6 Parking. Design parking lots and structures to be functionally and visually 
integrated and connected with the comprehensive project design; off-street parking lots 
should not dominate the street scene. 

• CDL-10.16 Building Setbacks. Require setbacks and other design elements to buffer 
residential units to the extent possible from the impacts of abutting roadway, commercial, 
rural, and industrial uses. 

• CDL-10.9 Building Materials. Use high-quality, natural building materials that evoke a 
sense of quality and permanence, such as stucco, plaster, stone, and wood; natural colors 
and textures are preferred. 

• CDL-10.12 Architectural Detail. While recognizing sensitivity to budget, require publicly 
visible sides of a building to contain architectural detail and façade articulation, strong 
patterns of shade and shadow, and integrated architectural detail; blank walls are 
discouraged. 

 
Processing and Procedural Actions: 
 
Notices of the Project were sent to all surrounding property owners within a 700-foot radius of 
the Project site, and two written responses were received. One response was in support of the 
Project, and one noted that they would prefer to keep the movie theater instead of the medical 
office.  
 
Environmental Review: 
 
A Mitigated Negative Declaration (MND) was adopted by the City Council as part of the 
original Project approval for the Yucaipa Pointe Project. The MND had considered the potential 
environmental impacts that could occur as a result of the Project, and all available evidence 
indicated that any potentially significant impacts could be mitigated to a less-than-significant 
level. These mitigation measures were then incorporated into the original Conditions of 
Approval that were proposed for this Project.  
 
Public Resources Code §15162(a) indicates that no subsequent MND shall be required for a 
project when the following findings can be made: 
 

• No substantial changes are proposed in the project which will require major revisions of 
the previous MND due to the involvement of new significant environmental effects or a 
substantial increase in the severity of previously identified significant effects; and 

• Substantial changes did not occur with respect to the circumstances under which the 
project will be undertaken which will require major revisions of the previous MND due 
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to the involvement of new significant environmental effects or a substantial increase in 
the severity of previously identified significant effects; and 

• No new information of substantial importance, which was not known and could not have 
been known with the exercise of reasonable diligence at the time the previous MND was 
certified as complete shows any of the following: 

o The project will have one or more significant effects not discussed in the previous 
MND; 

o Significant effects previously examined will be substantially more severe than 
shown in the previous MND; 

o Mitigation measures previously found not to be feasible and would substantially 
reduce one or more significant effects of the project, but the project proponents 
decline to adopt the mitigation measure; or 

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

 
The proposed Project would revise the site plan design as originally assessed in the Mitigated 
Negative Declaration by adding the redevelopment of an existing mobile fuel station site to the 
project, and developing a medical office building in lieu of the movie theater. To address these 
changes, staff evaluated the potential environmental impacts that would occur. Following the 
analysis, none of the potential impacts that had been analyzed in the MND would change with 
the approval and implementation of the proposed Project. The proposed changes would represent 
a nominal change relative to the original analysis. As such, an Addendum to the adopted MND is 
appropriate because there have been only minor modifications and technical additions/changes to 
the project, and none of the conditions described in Section 15162 have occurred. The 
modifications do not constitute substantial changes to the Project and do not result in new 
significant environmental effects or a substantial increase in the severity of previously identified 
significant effects. The original mitigation measures that were adopted for the Project has been 
included as part of the Project’s Conditions of Approval.  
 
CONCLUSION: 
 
The proposed revisions to the Conditional Use Permit remain consistent with the Yucaipa 
General Plan, Development Code, and adopted standards. Appropriate conditions of approval 
have been applied to the Project to ensure compliance with City, state, and federal regulations. 
The required findings for approval of the Conditional Use Permit have been made and are 
attached. 
 
Attachments:   Conditional Use Permit Findings 
    Land Use District and Location Map 
    Site Photos 
    CUP Conditions of Approval 

Comment Letters Received 
Addendum to Mitigated Negative Declaration  



http://yucaipa.org/development/community-development/environmental-review/yucaipa-pointe/
http://yucaipa.org/development/community-development/environmental-review/yucaipa-pointe/


Yucaipa Pointe Project (Case No. 20-065/REV to 18-129/CUP/ARC) 
Planning Commission Meeting of October 7, 2020 
Page 11 
 
FINDINGS: REVISIONS TO CONDITIONAL USE PERMIT NO. 18-129 
 
1. The Initial Study prepared for this proposal had adequately discussed the potential impacts of 

the Project and indicates that all potentially significant environmental impacts that could 
occur are at a level that is considered to be less-than-significant. The proposed revisions were 
assessed through an Addendum to the Mitigated Negative Declaration and found that the 
impacts that could occur shall continue to be at a level that is considered to be less-than-
significant.  The Project will not have a significant adverse effect on the environment. 

 
2. The site for the proposed use is adequate in size and shape to accommodate the proposed use 

and all yards, open spaces, setbacks, walls and fences, parking areas, landscaping, and other 
features pertaining to the application, because the site is large enough and the design is 
configured to accommodate the proposed Project and accompanying features. 

 
3. The site for the proposed use has adequate access, meaning that the site design incorporates 

appropriate street and highway limitations, because the ingress and egress opportunities 
along Yucaipa Boulevard, 18th Street, and Avenue E, with a traffic signal located at the main 
entrance at the intersection of Yucaipa Boulevard and Chinaberry Street, and where Traffic 
Impact Analysis prepared for the Project found that the proposed vehicular entries would 
operate at an acceptable Level of Service. The site also provides for internal reciprocal access 
onto each proposed parcel, and includes concrete sidewalks for pedestrian connectivity to, 
and within the site. 

 
4. The proposed use will not have a substantial adverse effect on abutting property or the 

permitted use thereof, meaning that the use will not generate excessive noise, vibration, 
traffic, or other disturbance, because: 1) The project design has appropriately utilized access 
points from adjoining streets, allowing pedestrian and vehicular access from three different 
roadways; 2) The proposed buildings exceed adopted setback standards; 3) The proposed 
uses include restaurants, retail areas, a fitness center, and medical office that are typical for 
commercial areas in close proximity to an interstate freeway and would provide services not 
currently found within the City; 4) Proposed improvements are located an adequate distance 
from surrounding residential uses to reduce potential noise levels, and; 5) Adequate on-site 
and right-of-way landscaping is proposed.  In addition, the use will not substantially interfere 
with the present or future ability to use solar energy systems because the height of the 
proposed buildings will not substantially hinder the use of such devices on surrounding 
properties. 

 
5. The proposed uses are consistent with the goals, policies, standards, and maps of the General 

Plan and any applicable plan, because the proposed Project and associated uses are permitted 
in the Service Commercial Land Use District of the Yucaipa General Plan and the proposed 
Project does not involve improvements or activities inconsistent with adopted plans. 

 
6. The lawful conditions stated in the approval are deemed necessary to protect the public 

health, safety, and general welfare, because they ensure adequate circulation, drainage, and 
compatibility with surrounding land uses. 
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7. The design of the site has considered the potential for the use of solar energy systems and 

passive or natural heating and cooling opportunities, because there are no obstructions to the 
collection of solar energy or the natural movement of wind toward or around surrounding 
properties. 



Yucaipa Pointe Project (Case No. 20-065/REV to 18-129/CUP/ARC) 
Planning Commission Meeting of October 7, 2020 
Page 13 
 
  

LAND USE: SERVICE COMMERCIAL (CS)  

 
LOCATION 
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CONDITIONAL USE PERMIT 
 

ON-GOING CONDITIONS/GENERAL REQUIREMENTS: 
PLANNING DIVISION (909) 797-2489 EXT. 224 
 
1. This revision to a previously-approved Conditional Use Permit for a phased 

unified center development plan on approximately 24 gross acres, consisting of a 
variety of commercial uses, including retail, restaurants, an express carwash, a 
health club, fuel station, and 60,000 square foot medical office facility, located 
along the south side of Yucaipa Boulevard, west of 18th Street; (APN): 0300-
191-01, -02, -17, -18, -26, -28, -29, -30, -31, -34, and 0300-192-07 and 08. 
Tentative Parcel Map (TPM No. 20125) would subdivide the commercial Project 
to create individual parcels for each commercial pad area.  Any alteration or 
expansion of these facilities, or increase in the developed area of the site from 
that shown on the approved site plan, may require the submission of a new 
application or an additional application for Revisions for review and approval.  

2. The applicant shall defend, indemnify, and hold harmless the City, its agents, 
officers, and employees from any claim, action or proceeding attacking or 
seeking to set aside, void or annul the approval of all or part of the matters 
applied for, or any other claim, action or proceeding relating to or arising out of 
such approval.  This obligation includes the obligation to reimburse the City, its 
agents, officers and employees for any court costs or attorney fees which the 
City, its agents, officers, or employees are required by a court to pay as a result 
of such claim, action or proceeding.  The City agrees to notify the applicant of 
any such claim, action or proceeding promptly after the City becomes aware of it.  
The City may participate in the defense of the claim, action or proceeding, but 
such participation will not relieve the applicant of applicant’s defense and 
indemnification obligations, including City expenses. 

3. This Conditional Use Permit shall become null and void if all conditions have not 
been complied with and the occupancy or use of the land has not taken place 
within three (3) years of the original date of approval.  One extension of time, not 
to exceed three (3) years, may be granted upon written request and submittal of 
the appropriate fee not less than 30 days prior to the date of expiration.  PLEASE 
NOTE:  this will be the only notice given for the above specified expiration date.  
The applicant is responsible for the initiation of an extension request. 

4. A Notice of Determination is being issued for this project, pursuant to the 
California Environmental Quality Act of 1970 and the CEQA Guidelines, as 
amended, as a Mitigated Negative Declaration (MND) has been previously 
approved and adopted for the Project.  The applicant/owner shall deliver a 
$50.00 administrative handling fee to the Planning Division within five (5) days 
after the effective date of conditional approval.  Payments shall be made with a 
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Check, Money Order or Cashier’s Check for $50.00 made payable to the “Clerk 
of the Board”.  The Planning Division shall then file the Notice of Exemption with 
the Clerk.  Proof of fee payment will be required prior to issuance of building 
permit. 

5. All conditions of this Conditional Use Permit are continuing conditions.  Failure of 
the applicant and/or operator to comply with any or all of said conditions at any 
time may result in the revocation of the permit granted to use the property. The 
proposed Conditional Use Permit is to be a part of a phased development; 
Condition will apply during each phase of development.  

6. The applicant/owner shall maintain in good condition at all times all permanent 
plantings as identified on the approved landscape plan. 

7. All new utility lines serving the development shall be placed underground.  
Existing overhead distribution lines shall be placed underground when three (3) 
or more utility poles on same street are located on or adjacent to the perimeter of 
the project site and its parcel(s). 

8. Mail delivery shall be by neighborhood boxes or other delivery as approved by 
the U.S. Postal Service. 

9. All signs proposed by this project may only be lit by steady, stationary, shielded 
light directed at the sign, by light inside the sign, by direct stationary neon lighting 
or by an alternating lighting system that changes no more than once per hour.  
The glare from the luminous source shall not exceed one-half (0.5) foot candle. 

10. Parking and on-site circulation requirements shall be maintained at all times. 

A. Any occupancies which require additional parking that has not been 
provided for through this Conditional Use Permit, such as restaurants or 
places where food or refreshments are dispensed which have seating, 
shall not be approved until an application for revision is submitted for 
review and approval showing the additional parking. 

 
B. All markings to include parking spaces, directional designations, “No 

Parking” designations, and “Fire Lane” designations shall be clearly 
defined and said markings shall be maintained in good condition at all 
times. 

 
C. Parking and site circulation surfaces (City Road Specification #39) shall be 

maintained in good condition at all times. 
 

11. Noise levels shall not exceed City Standards as required by Development Code 
Section 87.0905(b). 
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12. All refuse generated at the premises shall at all times be stored in approved 

containers and shall be placed in a manner so that visual and public health 
nuisances are minimized.     

13. All refuse containing garbage shall be removed from the premises at least two 
times per week in conformance with Municipal Code Section 8.24.030(B). 

14. The applicant shall implement the approved “Solid Waste Recycling Plan” for any 
new commercial, industrial, or institutional uses located on the property.  The 
developer and all occupants of the property shall make a good faith effort to fully 
comply with each component of the approved Plan.  Any proposed revision to 
this Plan shall be subject to the review and approval of Yucaipa Disposal, Inc.  
(909) 797-9125. 

15. Developers of commercial/industrial/institutional projects shall attempt to ensure 
that at least 20% of the total cost of the project shall be spent with Yucaipa 
businesses and/or the hiring of Yucaipa residents. 

16. The project site shall remain in full compliance with all City Sign Regulations or 
the Unified Center’s adopted Master Sign Program at all times. 

17. The applicant/property owner shall be required to apply an anti-graffiti coating, 
and/or provide a landscape design of a type and nature that is acceptable to the 
City Planner, to each of the publicly viewable surfaces deemed by the City 
Planner to be likely to attract graffiti. 

18. The applicant/property owner, and any and all successors in interest, shall for ten 
(10) years after the issuance of a Certificate of Occupancy, provide the City with 
sufficient matching paint and/or anti-graffiti coating on demand for use in the 
painting over or removal of graffiti from any designated graffiti attracting surfaces. 

 
CDF FIRE DEPARTMENT (909) 797-2489 EXT. 246 

 
19. This project is protected by the Yucaipa Fire Department / CalFire.  Prior to any 

construction occurring on any parcel, the applicant shall contact the Fire Marshall 
for verification of current fire protection development requirements.  All new 
construction shall comply with the adopted California Fire Code and all applicable 
statutes, codes, ordinances, standards and policies of the Yucaipa Fire 
Department/CalFire. 

20. This project is in a Fire Safety Review Area 2.  This is a high fire hazard area.  
This project shall comply with the construction and development standards for a 
FR-2 Area.  Contact the Building & Safety Division for FR-2 Area construction 
and development standards. 

21. Fire Department access roads and/or public/private streets shall meet the Fire 
Department minimum width standard of twenty-four (24) feet. Access roads shall 
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be paved (asphalt/concrete) and in place prior to placement of combustible 
material on site.  Fire Department minimum paving thickness shall be no less 
than four (4) inches.  This standard shall not lessen other agency requirements. 

22. Fire Department access roads and/or public/private streets and residential 
driveways shall have a minimum vertical clearance of thirteen (13) feet and six 
(6) inches. 

23. Fire Department access roadways and/or public/private streets and driveways 
shall not exceed 12% grade (please note: Engineering Division requirements 
may be more restrictive). 

24. Cul-de-sac and dead-end streets shall not exceed 350 feet in FR-1 areas, and in 
all other areas, cul-de-sacs shall not exceed six hundred (600) feet in total 
length, unless otherwise approved by the Fire Marshall. 

25. All development projects shall provide 6-inch or larger circulating (loop) water 
mains as required by the Uniform Fire Code and proper hydrant location and 
spacing, and shall have sufficient water storage capacity to provide the minimum 
fire flow duration requirements (gallons per minute [GPM] for a minimum number 
of hours or portions thereof) as specified by the minimum system standards 
established by the Fire Authority. 

26. Approved fire hydrants capable of supplying required fire flow shall be provided 
to all premises upon which facilities, buildings or portions of buildings are 
constructed or moved within the jurisdiction.  When any portion of the facility or 
building protected is in excess of 400 feet from a fire hydrant on a public street, 
as measured by an approved route around the exterior of the facility or building, 
additional fire hydrants, meeting the required fire flow, shall be provided. 

27. Fire hydrants shall be installed at locations to be determined by the California 
Fire Code Appendix “C”.  Required fire flow to be determined by the California 
Fire Code Appendix “B”. 

28. Where an automatic extinguishing system or standpipe system is in place, the 
system shall be serviced and maintained in operating condition according to 
NFPA and California State Fire Marshall requirements. 

 
ENGINEERING DIVISION (909) 797-2489 EXT. 228 
 
29. Submit WQMP Plan for Approval. In preparation of the WQMP, applicant may 

consider on-site and/or off-site BMPs as part of the drainage analysis.  

30. The natural drainage courses traversing the site shall not be occupied or 
obstructed unless otherwise approved by the City Engineer and shall be 
consistent with the approved WQM. 
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31. Applicant shall demonstrate that the site does not create concentrated 

discharges to adjacent properties and/or public right-of-way in excess of 
historical flows.  If project does create concentrated or sheet flows off-site that 
are greater than historical, the applicant shall demonstrate that the downstream 
facilities can accommodate flows; otherwise, applicant shall provide on-site 
detention for excess flows in accordance with the approved WQMP. 

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

33. Road sections within and/or bordering the project shall be designed and 
constructed with curbs, gutters, and sidewalks to City Road Standards, and in 
accordance with the General Plan Circulation Element. 

34. Final improvement plans and profiles shall indicate the location of any existing 
utility facility which would affect construction.  Existing utility poles shall be shown 
on the improvement plans and relocated as necessary without cost to the City. 

35. A thirty-five (35) foot radius of return grant of easement is required for rounding 
the corner of intersecting roads when the half-width right-of-way of any 
intersecting road is forty (40) feet or greater.  A twenty (20) foot radius of return 
grant of easement is required for rounding the corners of intersecting roads if the 
half-width right-of-way of all intersecting roads is less than forty (40) feet. At 
intersection, street dedication (right-of-way) shall be a corner cut-off from point of 
curb return (PCR) to PCR of property line unless otherwise approved by the City 
Engineer 

36. Continuous water spraying or other approved methods must be used during 
grading operations to control fugitive dust. 

37. Pursuant to the Yucaipa Municipal Code, developer shall reimburse the City for 
the developer’s fair share of the City’s costs, as determined by the City Engineer, 
for the City’s cost to underground distribution/communication utilities as required 
by any City approved Capital Improvement Project and/or any requirements as 
they relate to underground utility districts. 

 
THE FOLLOWING CONDITIONS SHALL BE MET PRIOR TO ISSUANCE 
OF A GRADING PERMIT: 
BUILDING AND SAFETY DIVISION (909) 797-2489 EXT. 225 
 
38. The site shall be developed in compliance with all current model codes.  All plans 

shall be designed in compliance with the latest editions of the California Building 
Codes as adopted by the City of Yucaipa. 
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39. Site development and grading shall be designed to provide access to all 

entrances and exterior ground floor exits and access to normal paths of travel, 
and where necessary to provide access.  Paths of travel shall incorporate (but 
not limited to) exterior stairs, landings, walks and sidewalks, pedestrian ramps, 
curb ramps, warning curbs, detectable warnings, signage, gates, lifts and walking 
surface material.  The accessible route(s) of travel shall be the most practical 
direct route between accessible building entrances, site facilities, accessible 
parking, public sidewalks, and the accessible entrance(s) to the site.  California 
Building Code (CBC) 11A and 11B. 

 a. City of Yucaipa enforces the State of California provisions of the California 
Building Code disabled access requirements.  The Federal ADA standards 
differ in some cases from the California State requirements.  It is the 
building owner’s responsibility to be aware of those differences and 
comply accordingly. 

 
 b. Disabled access parking shall be located on the shortest accessible route.  

Relocate parking spaces accordingly. 
 
40. Commercial buildings on the site shall be accessible per California Building Code 

(CBC) 11B. 

41. Obtain a demolition permit for building(s) to be demolished.  Underground 
structures must be broken in, back filled, and inspected before covering. 

42. Site Facilities such as parking (open and covered), recreation facilities, and trash 
dumpsters, shall be accessible per California Building Code (CBC) 11A, 11B and 
31B. 

43. Separate submittals and permits are required for all accessory structures such as 
but not limited to, trash enclosures, patios, block walls and storage buildings. 

44. Pursuant to California Business and Professions Code Section 6737, this project 
is required to be designed by a California licensed architect or engineer.  Based 
on change of use and potential exiting and fire life safety improvements. 

45. Three (3) copies of the grading plan shall be submitted to the Building and Safety 
Division for review and approval.  A copy of the grading plan shall be submitted 
to the Planning Division when graded slopes exceed five (5) feet in height.  All 
on-site cut and fill slopes shall: 

A. Be a part of the downhill lot when between individual lots, or as approved 
by the City Planner and City Engineer. 

 
B. Incorporate recommendations of the approved geology and soils reports. 
 
C. Be contour graded to blend with existing natural contours. 
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D. Be limited to a maximum slope ratio of two-to-one (2:1) and a maximum 

vertical height of thirty (30) feet.  Setbacks from the top and bottoms of 
slopes shall be a minimum of one-half (1/2) the slope height or per CBC. 

 
E. Preclude damage to the site and downstream properties during heavy 

storm run-off, especially during the construction stage by including a 
stringent slope, erosion, and sediment control program on the proposed 
grading plan.  Any such damage allowed to occur will be the responsibility 
of the applicant. 

 
F. Provide letters of consent from adjacent property owners for proposed 

offsite grading. 
 

ENGINEERING DIVISION (909) 797-2489 EXT. 228 
 
46. Applicant shall submit a Notice of Intent and comply with the requirements of the 

General Construction Activity Storm Water Permit from the State Water 
Resources Control Board if the project site is 1 acre or greater.  In addition, the 
Storm Water Pollution Prevention Plan (SWPPP) is required to be submitted to 
the City Engineer for review and approval. 

47. Groundwater pollution from urban run-off water generated by the project shall be 
mitigated using various structural and non-structural best management practices 
(BMPs), per the requirements of the California Regional Water Quality Control 
Board, Santa Ana Region and/or as indicated in the “New 
Development/Redevelopment Guidelines.”  All provisions of the Water Quality 
Management Plan (WQMP) consistent with the 2010 MS4 permit and most 
recent regulatory mandates shall be met, including but not limited to approval of 
a Preliminary WQMP. 

48. The applicant shall provide documentation indicating that the WQMP, grading 
plan, erosion control plan and landscape plan are consistent with each other. The 
documentation shall indicate that each document has been reviewed by the 
applicant for consistency. 

49. The applicant’s plans indicate approximately 63.81% of the site to be improved 
with impervious surfaces.  Design features shall be included to direct storm water 
run-off flows into landscaped pervious areas before any run-off flows into public 
rights-of-way. 

50. Permanent drainage improvements are required, per the appropriate Master Plan 
of Drainage, to intercept and conduct the regional and/or local flows through or 
around the site in an approved manner. 
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51. The proposed storm drain facilities will intercept and provide for collection of 

runoff generated on-site (and off-site flows that drain onsite).  All facilities will be 
designed in accordance with current City and County policy and requirements 
including applicable Development Code Sections (pertaining to Flood Plain 
Safety Overlay Districts).  Final facility design and location must be approved 
prior to issuance of grading permits.  All on-site storm drain facilities will be 
designed to convey flows which could be expected from a storm with a 10-year 
recurrence interval with additional design factors of safety and freeboard to 
provide a 100-year level of flood protection to inhabited structures.  During 
storms of intensity greater than the 10-year storm, additional flood protection is 
provided by utilizing the local storm drain system and conveying additional runoff 
onto streets.  Storm drain facilities which intercept canyon flows upstream of 
development area will be designed to convey the 100-year rather than 10-year 
design flow.  For the sizing of roadway storm drains and locations of catch basins 
in streets the storm drain system shall be designed to: 

A. Collect a 25-year storm recurrence interval within the street section (top of 
curb to top of curb). 

B. Collect and contain the 100-year interval within the roadway right-of-way. 

52. In addition to the drainage, traffic related, or other requirements stated herein, 
other “on-site” or “off-site” improvements may be required which cannot be 
determined from tentative plans at this time and would have to be reviewed after 
more complete improvement plans and profiles have been submitted to the City 
Engineer. 

53. A thorough evaluation of the structural road section, to include parkway 
improvements, from a qualified materials engineer, shall be submitted to the 
Engineering Division. 

54. Existing City roads which will require reconstruction shall remain open for traffic 
at all times, with adequate detours, during actual construction.  A cash deposit 
may be required to cover the cost of grading and paving.  Upon completion of the 
grading and paving to the satisfaction of the Engineering Division, the cash 
deposit will be refunded. 

55. Prior to signing of the improvement plans, any proposed grading within the road 
right-of-way shall be done under the direction of a Soils Testing Engineer, hired 
by the applicant.  Compaction tests of embankment construction, trench backfill, 
and all subgrades shall be performed at no cost to the City.  Prior to placement of 
any base materials, and/or paving, a written report shall be submitted by the 
applicant’s engineer to the City Engineer for review and approval. 

56. A topographic map shall be provided to facilitate the design and review of 
necessary drainage facilities at the time the site is developed. 
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57. Additional 0-22 foot dedication (varies by parcel) is required to provide for a 52 

foot half-width right-of-way along Yucaipa Blvd, and an additional 3 foot 
dedication is required to provide for a 33 foot half-width right-of-way along 
Avenue E, 18th Street and Dunlap Blvd.  A copy of the Grant Deed for all 
properties affected by this requirement must be submitted to the City Engineer 
prior to document preparation. 

58. Yucaipa Boulevard, Avenue E, 18th Street and Dunlap Boulevard shall be 
designed as water-carrying streets and their water carrying capacity shall be 
maintained. 

 
PLANNING DIVISION (909) 797-2489 EXT. 224 
 
59. Mitigation Measure CR-1: In the event that pre-contact cultural resources are 

discovered during project activities, all work in the immediate vicinity of the find 
(within a 60-foot buffer) shall cease and a qualified archaeologist meeting 
Secretary of Interior standards shall be hired to assess the find. Work on the 
other portions of the project outside of the buffered area may continue during this 
assessment period. Additionally, the San Manuel Band of Mission Indians 
Cultural Resources Department (SMBMI) and Soboba Band of Luiseno Indians 
(SBLI) shall be contacted, as detailed within TRI-1, if any such find occurs and be 
provided information after the archaeologist makes his/her initial assessment of 
the nature of the find, so as to provide Tribal input with regards to significance 
and treatment.  

60. Mitigation Measure CR-2: If significant Native American historical resources, as 
defined by CEQA (as amended, 2015), are discovered and avoidance cannot be 
ensured, the archaeologist shall develop a Monitoring and Treatment Plan, the 
drafts of which shall be provided to SMBMI and SBLI for review and comment, as 
detailed within TRI-1. The archaeologist shall monitor the remainder of the 
project and implement the Plan accordingly. 

61. Mitigation Measure TRI-1: The San Manuel Band of Mission Indians Cultural 
Resources Department (SMBMI) and Soboba Band of Luiseno Indians (SBLI) 
shall be contacted, as detailed in CR-1, of any pre-contact cultural resources 
discovered during project implementation, and be provided information regarding 
the nature of the find, so as to provide Tribal input with regards to significance 
and treatment. Should the find be deemed significant, as defined by CEQA (as 
amended, 2015), a cultural resources Monitoring and Treatment Plan shall be 
created by the archaeologist, in coordination with SMBMI and SBLI, and all 
subsequent finds shall be subject to this Plan. This Plan shall allow for a monitor 
to be present that represents SMBMI and/or SBLI for the remainder of the 
project, should SMBMI or SBLI elect to place a monitor on-site.  
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62. Mitigation Measure TRI-2: Any and all archaeological/cultural documents created 

as a part of the project (isolate records, site records, survey reports, testing 
reports, etc.) shall be supplied to the applicant and Lead Agency for 
dissemination to SMBMI and SBLI. The Lead Agency and/or applicant shall, in 
good faith, consult with SMBMI and SBLI throughout the life of the project. 

63. Mitigation Measure TRI-3: In the event that human remains (or remains that may 
be human) are discovered at the project site during grading or earthmoving, the 
construction contractors shall immediately stop all activities within 100 feet of the 
find. The project proponent shall then inform the San Bernardino County Coroner 
and the City of Yucaipa Community Development Department immediately, and 
the coroner shall be permitted to examine the remains as required by California 
Health and Safety Code Section 7050.5(b). Section 7050.5 requires that 
excavation be stopped in the vicinity of discovered human remains until the 
coroner can determine whether the remains are those of a Native American. If 
human remains are determined as those of Native American origin, the applicant 
shall comply with the state relating to the disposition of Native American burials 
that fall within the jurisdiction of the Native American Heritage Commission 
(NAHC) (PRC Section 5097). The coroner shall contact the NAHC to determine 
the most likely descendant(s)(MLD). The MLD shall complete his or her 
inspection and make recommendations or preferences for treatment within 48 
hours of being granted access to the site. The disposition of the remains shall be 
overseen by the MLD to determine the most appropriate means of treating the 
human remains and any associated grave artifacts. 

The specific locations of Native American burials and reburials will be proprietary 
and not disclosed to the general public. The locations will be documented by the 
consulting archaeologist in conjunction with the various stakeholders and a report 
of findings will be filed with the San Bernardino County Museum.  

According to California Health and Safety Code, six or more human burials at 
one location constitute a cemetery (Section 8100), and disturbance of Native 
American cemeteries is a felony (Section 7052) determined in consultation 
between the project proponent and the MLD. In the event that the project 
proponent and the MLD are in disagreement regarding the disposition of the 
remains, State law will apply and the median and decision process will occur with 
the NAHC (see Public Resources Code Section 5097.98(e) and 5097.94(k)). 

64. Grading permits shall not be issued for any areas to be graded and remain 
undeveloped until a revegetation plan is approved by the Planning Division, and 
until bonds are posted for revegetation. 

65. Pad elevations along Yucaipa Boulevard may be lowered further than the 
approved site plan with approval from the City Engineer and City Planner.  
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THE FOLLOWING CONDITIONS SHALL BE MET PRIOR TO ISSUANCE 
OF A BUILDING PERMIT: 
BUILDING AND SAFETY DIVISION (909) 797-2489 EXT. 225 
 
66. Government Code Section 65850.2 (AB 3205) requires the City to not issue the 

final certificate of occupancy unless the applicant has met or is meeting the 
requirements of the South Coast Air Quality Management District.  The applicant 
shall complete the Air Quality Permit Checklist (available at front counter) to 
determine whether air quality permits are required for any equipment that may be 
operated at the site (for non-residential buildings). 

South Coast Air Quality Management District 
21865 Copely Drive 

Diamond Bar, CA  91765-4182 
(800) 388-2121 

 
67. Three copies of a Landscape Documentation Package shall be submitted for 

Building & Safety Division review and approval.  Said Landscape Documentation 
Package shall be consistent with the requirements of Chapter 4, of Division 10, of 
the Development Code and include all of the following elements: 

A. Project Information 
 

(1) Date 
 

(2) Project Applicant 
 

(3) Project Address (if available, parcel and/or lot number(s)) 
 

(4) Total Landscape Area (square feet) 
 

(5) Project Type (e.g., new, rehabilitated, public, private, cemetery, 
homeowner-installed) 

 
(6) Water Supply Type (e.g., potable, recycled, well) and identify the 

local retail water purveyor if the applicant is not served by a private 
well 

 
(7) Checklist of All Documents in Landscape Documentation Package 

 
(8) Project Contacts (to include contact information for the project 

applicant and property owner) 
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(9) Applicant Signature and Date (with statement, “I agree to comply 
with the requirements of the water efficient landscape ordinance 
and submit a complete Landscape Documentation Package”). 

 
(B) Water Efficient Landscape Worksheet 

 
(1) Hydrozone Information Table 

 
(2) Water Budget Calculations 

 
(I) Maximum Applied Water Allowance (MAWA) 

 
(II) Estimated Total Water Use (ETWU) 

 
(C) Soil Management Report 

 
(D) Landscape Design Plan 

 
(E) Irrigation Design Plan 

 
(F) Grading Design Plan 

 
(G) Certification of Substantial Completion (to be submitted after installation of 

the project). 
 

A copy of the approved Landscape Documentation Package shall be provided to 
the property owner or site manager along with the record drawings and any other 
information normally forwarded to the property owner or site manager. A copy of 
the Water Conservation Concept Statement and the Certificate of Substantial 
Completion shall be sent by the project manager to the local retail water 
purveyor. 

 
68. Three (3) copies of a landscape and irrigation plan prepared by a Registered 

Landscape Architect for the planting (drought tolerant landscaping shall be 
utilized to minimize water consumption) and permanent irrigation system for the 
development, including setback areas and parkways, shall be submitted to the 
Building & Safety Division for review and approval.  Said plans must be 
consistent with the City of Yucaipa Landscape Design and Installation Guidelines 
and include the following details: 

A. Voltage boxes, mailboxes, trash enclosures, maintenance structures, 
backflow devices, automatic controls, air conditioning/heating units, etc., 
to be shown on the plan and screened with landscaping and/or decorative 
fencing/trim. 
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B. A permanent automatically-controlled irrigation system. 
 
C. Landscaping shall consist of drought tolerant vegetation appropriate to the 

local climate.  Trees, shrubs and ground covers in the following quantities 
shall be required as follows: 

 
 1. Tree planting (15 gallon size): 
 
  a. 1 for each 600 sq. ft. of total landscaped 
   area (one required, minimum); 
  b. 80% of total trees required to be 15 gallon; 
  c. 1 for every 12 parking stalls; 
 
 2. 24 to 96 inch box trees: 
 
  a. 20% of total trees required (one required, minimum). 
 
 3. Tree Spacing/location: 
 
  a. small trees: 20 feet O.C. max.; 
  b. large trees: 30 feet O.C. max.; 
  c. street trees: 15 gal. min./30 feet O.C. max.; 
  d. min. 6 feet from curbs, paving and sidewalks; 
   trees in parkway between sidewalk and curb 
   shall be provided with a linear root barrier. 
 
 4. 5 gallon shrubs: 
 
  a. 60% of total shrubs required to be 5 gallon; 
  b. 10 for each 300 sq. ft. of landscaped area. 
 
 5. 1 gallon shrubs: 
 
  a. 40% of total shrubs required. 
 
 6. Ground Cover: 
 
  a. Drought tolerant adapted when mature, or native; 

b. Maximum spacing: 12 inches O.C., or as suitable for planting 
material; 

c. Hydroseeding (establish recommended mixture); specify 
weight or volume per unit area. 
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D. Parking/vehicular drive through areas shall be screened with landscaped 
berms (or be lower in elevation) when adjacent to streets to reduce the 
visual prominence of those features. 

 
E. Landscape detail of trash enclosures, to be located within 200 ft. of 

building pad. 
 
F. All walls and fences shall be shown, at the top of slope (if applicable), with 

the style, design, materials, and colors indicated. 
 
G. Design features to direct storm water run-off into landscaped pervious 

areas to achieve percolation into the ground before run-off flows reach the 
public right-of-way. 

 
H. Detector-check valve assembly screening and camouflage, which shall 

include landscaped berms and/or depressions, shrub screening, and the 
painting of the equipment to match the landscaping.  The height of the 
equipment shall not exceed the minimum ground clearance established by 
the applicable code.  It is not permitted to be located within the front yard 
building setback area, unless otherwise approved by City Inspector. 

 
ENGINEERING DIVISION (909) 797-2489 EXT. 228 
 
69. Submit engineered road improvement plans to the City Engineer. 

70. The WQMP shall be approved and the developer shall provide a financial 
mechanism for the maintenance of the detention basins which shall be set in 
place and approved by the City Engineer. The WQMP maintenance agreement 
shall be executed and recorded by the applicant. 

PLANNING DIVISION (909) 797-2489 EXT. 224 
 
71. Prior to installation, plans for underground or aboveground tank systems shall be 

reviewed and approved by County Fire Department/Hazardous Materials 
Division/Field Services Section.  For information call (909) 386-8464. 

72. Prior to occupancy, applicant shall be required to apply for one or more of the 
following: a Hazardous Materials Handler Permit, a Hazardous Waste Generator 
Permit, an Aboveground Storage Tank Permit, and/or an Underground Storage 
Tank Permit.  For information, call County Fire Department/Hazardous Materials 
Division/Field Services Section at (909) 386-8464. 

73. Prior to occupancy, the applicant must demonstrate that the facility has met or is 
meeting all Risk Management Plan (RMP) requirements if regulated substances 
are to be handled at the facility.  Contact County Fire Department/Hazardous 
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Materials Division/Emergency Response and Enforcement Section at (909) 386-
8401. 

74. Prior to issuance of a Demolition Permit, a vector control survey must be 
conducted.  For more information, call San Bernardino County Vector Control 
Program at (909) 388-4600. 

75. The enrollment of the Yucaipa Joint Unified School District is severely impacted 
by new development.  To mitigate the impact of this project, developer shall pay 
such taxes as are required by the Yucaipa Joint Unified School District 
Community Facilities District No. 1, and any other fees assessed by Government 
Code Section 53080, and 65995-65997. 

76. The City of Yucaipa has implemented development impact fees for various 
infrastructure and capital facilities needs generated by new development.  These 
fees will provide for various capital facilities including, but not limited to, roads, 
parks, flood control and drainage, public facilities, and fire fighting facilities.  This 
project shall be subject to all such development impact fees which are in effect at 
the time building permits are issued. 

77. The applicant/owner shall process a Condition Compliance Review through the 
City for verification of conditions prior to the issuance of building permits. 

78. Water service shall be by Western Heights Water Company.  The Western 
Heights Water Company letter dated July 13, 2018 is included as a Condition of 
Approval.  Submit evidence of service to Building and Safety at time of Condition 
Compliance review. 

79. Sewage disposal shall be by Yucaipa Valley Water District.  The Yucaipa Valley 
Water District letter dated August 1, 2018 is included as a Condition of Approval.  
Submit evidence of service to Building and Safety at time of Condition 
Compliance review. 

80. Plans for food establishments shall be reviewed and approved by the S.B. 
County Public Health Department, Division of Environmental Health Services 
(909) 387-4608. 

81. Prior to the approval of a development project or issuance of a building permit, 
applicant shall obtain a notice of requirement to comply with or determination of 
exemption from the Risk Management Plan (RMP).  Contact County Fire 
Department/Hazardous Materials Division/Emergency Response and 
Enforcement Section at (909) 386-8401. 

82. Verification of application for sign registration and plot plan approval by the 
Planning Division must be submitted prior to the issuance of a building permit for 
the installation, wiring, remodeling or reconstruction of any sign or portion thereof 
which requires a building permit. 



VantageOne Real Estate  Page 16 
Case No.20-065/REV to 18-129/CUP 
CUP Conditions of Approval; 10-7-20 
 
83. The applicant shall submit a “Solid Waste Recycling Plan” for review and 

approval.  This Plan shall address two (2) principal recycling programs: 1) the 
recycling of construction waste/debris during the demolition and/or development 
phase of the project, and 2) the recycling of the solid waste that is generated 
daily by each proposed use during the operational phase of the project.  The 
construction waste component shall include:  complete information on the 
individual or firm that will be responsible for implementing the recycling plan; 
complete information on all proposed recycling facilities that will receive waste 
products; and estimates of the volume or weight of each type of material that will 
be recycled.  The operational waste component shall include: complete 
information on the location, access, sizes, and numbers of solid waste and 
recycling bins needed to serve each proposed use that is located within the 
project.  For information on the types of waste disposal services that are 
available, you may contact Yucaipa Disposal, Inc. at (909) 797-9125 for 
assistance. 

84. Proof of fee payment of Fish and Game fees and/or County Administrative 
handling fees pursuant to California State Assembly Bill 3158 shall be submitted. 

85. Provide detailed building elevations including materials, finishes, colors, and 
signage for all buildings for Planning Division review and approval prior to 
issuance of building permits.  Building elevations shall be consistent with those 
approved by the Planning Commission. 

86. The applicant/property owner shall grant to the City, in writing, the irrevocable 
right of entry over, and access to, such property, upon twenty-four (24) hours’ 
posted notice, by authorized City employees or agents, for the purpose of 
removing or painting over graffiti on any designated graffiti attracting surfaces. 

 
CDF FIRE DEPARTMENT (909) 797-2489 EXT. 246 
 
87. Two sets of water delivery system plans, designed to meet the required fire flow 

for this project and/or development shall be submitted to the Fire Department for 
approval. 

88. Applicant-developer shall provide the Fire Department with a letter from the water 
company serving the project-development, verifying that financial arrangements 
have been made and bonds posted for the required Fire Department approved 
water improvements. 

89. A fuel break of one hundred (100) feet (brush and weed clearance) is required 
prior to construction.  The clearance shall be maintained on a year-round basis. 

90. Fire hydrants shall be installed and operational as per approved water system 
delivery plans prior to any framing, construction, or delivery of combustible 
materials to project site. 
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91. An alternative type of construction providing a higher level of fire resistance is 

required.  Contact the Fire Department or City Building Official for more 
information. 

 
SUBJECT PROPERTY SHALL NOT BE OCCUPIED AND/OR USED FOR 
PURPOSES APPLIED FOR UNTIL THE FOLLOWING CONDITIONS 
HAVE BEEN MET: 
BUILDING AND SAFETY DIVISION (909) 797-2489 EXT. 225 
 
92. The building(s) shall meet all handicapped requirements. 

93. The building(s) shall comply with all structural and non structural provisions of the 
California Building Code. 

94. The building(s) shall meet all exiting requirements of Chapters 10 and 11 of the 
California Building Code. 

95. Any change of occupancy will require submission of plans for approval to 
Building and Safety.  It is the applicant’s responsibility to contact the local 
Building and Safety Division for a pre-construction inspection prior to occupancy 
of the building(s). 

96. The building(s) or structure(s) shall meet all applicable requirements of the 
adopted model codes and amendments. 

 
CDF FIRE DEPARTMENT (909) 797-2489 EXT. 246 
 
97. Fire Department access roadways and/or public/private streets exceeding one 

hundred fifty (150) feet in length shall have a Fire Department approved turn-
around at the terminus (cul-de-sac).  Minimum radius shall be not less than 40 
feet. 

98. Fire Department access roadways and/or public/private streets and driveways 
shall extend to within one hundred fifty (150) feet of and shall give reasonable 
access to all portions of the exterior walls of the first story of any building.  An 
access road, approved by the Fire Department, shall be provided to within fifty 
(50) feet of all structures when the natural grade between access road and 
structure is in excess of 30%.  Where an approved access road cannot be 
provided, a fire protection system shall be required and approved by the Fire 
Department. 

99. The Development and/or project, and each phase thereof, shall have a minimum 
of two (2) remote points of access, including a secondary access, for fire and 
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other emergency equipment and for routes of escape which will safely handle 
evacuations. 

100. The public and/or private roadways serving this project shall be named. 

101. Manual operated gates across Fire Department access roadways, public and/or 
private streets and driveways, shall be equipped with approved emergency key-
operated (“Knox” type) locks.  For automatic gates, a “Knox” keyed emergency 
access switch shall be installed at location determined by Fire Department, and 
shall over-ride all command functions and open gate automatically upon 
activation.  All automatic gates shall have a manual over-ride for use during loss 
of electric power.  “Knox box” request forms are available from the Fire 
Department. 

102. Address numbers shall be placed on all new and existing commercial and multi-
family residential structures in such a manner as to be plainly visible and legible 
from the access roadway or street.  Structures shall have numbers of 8” height, 
3/8” stroke on contrasting background.  Address numbers shall be illuminated so 
as to be visible and legible from access roadway or street.  Industrial 
occupancies shall have address numbers of 12” height, ½” stroke and shall be 
illuminated so as to be visible and legible from access roadway or street.  Where 
structure setback exceeds one hundred (100) feet from the access roadway or 
street, additional non-illuminated numbers 6” in height, 3/8” stroke, on contrasting 
background shall be displayed at property access entrance. 

103. Commercial retail structures with rear access shall place address numbers on 
rear entry doorways, 4” in height, 3/8” stroke, on contrasting background. 

104.  “No Parking – Fire Lane” signs shall be posted at locations designated by Fire 
Department.  Fire lane curbs shall be painted red with white letters stating “No 
Parking – Fire Lane”. 

105. On-site fire hydrants capable of supplying the required fire flow shall be installed 
at locations identified by the Fire Marshall.  System shall be looped with minimum 
eight (8) inch mains; six (6) inch laterals; six (6) inch risers; six (6) inch diameter 
hydrants with one 2 ½” outlet and one 4” outlet. 

106. Approved fire hydrant pavement markers shall be installed. 

107. Automatic fire sprinklers shall be installed according to NFPA 13 and Fire 
Department requirements.  Submit three (3) sets of shop plans with material cut 
sheets and hydraulic calculations, indicating the type of occupancy, type of 
materials to be stored (if any), for Fire Department review and approval prior to 
any installation.  Submit copy of California C-16 license. 

108. Automatic fire sprinkler control devices (P.I.V. & O.S.&Y.) shall be visible from 
Fire Department access roadway, and identify system being controlled and 
address of structure.  Fire Department Connection (FDC) shall be located no 
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closer than fifty (50) feet and not to exceed one hundred fifty (150) feet from 
structure.  Required fire hydrant shall have a maximum distance from FDC of 
thirty (30) feet.  FDC shall identify address and system of structure being 
protected. 

109. A minimum of one 2A-10BC fire extinguisher shall be installed for each 3,000 sq. 
ft. of floor area.  Travel distance to any one fire extinguisher shall not exceed 75 
feet.  Additional fire extinguishers, size and class to be determined by Fire 
Department, may be required.  Fire extinguishers shall be serviced annually and 
shall have a current SFM service tag attached. 

110. An automatic fire detection and alarm system meeting the requirements of CFC 
Article 10, CBC and NFPA 72 shall be installed.  Three (3) sets of shop plans 
with material cut sheets and calculations shall be submitted to the Fire 
Department for review and approval prior to installation. 

111. A class “A” roof covering structure with “bird stops” shall be installed. 

112. High Fire Hazard Areas FR-1 & FR-2:  one-hour fire resistive construction is 
required for exterior walls.  Contact Fire Marshall or City Building Official for more 
information. 

113. The main electrical panel and all sub-panels shall be labeled on inside cover for 
all circuits. 

114. Water heater (fuel fired) shall be property vented to exterior of structure.  Water 
heater shall be seismic strapped to wall and be located 18” above a garage floor. 

115. Commercial and industrial structures/occupancies and gated complexes shall 
have a “Knox box” system installed on the exterior of the buildings or complex.  
Location of device to be determined by the Fire Department.  The box shall 
contain keys necessary to gain access and may contain pre-plans and msds 
information as required by the Fire Department. 

116. Commercial exit requirements: 

A. Required exit doors shall be maintained in an operable condition at all 
times.  

B. Required exit doors shall swing outward and away in the direction of exit 
travel. 

C. Obstructions shall not be placed in the required width of an exit.  Exits 
shall not be blocked or locked shut or obstructed in any manner during business 
hours. 

D. Exit paths shall be illuminated when structure is occupied. 
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E. Exit path illumination shall be supplied from two (2) sources of power 
when occupant load is one hundred (100) persons or more. 

F. When exit way/exit pathway and/or exit doorway is not easily identified, 
additional exit signs shall be installed. 

G. Exit signs shall be internally or externally illuminated by two lamps or shall 
be of the self-luminous type. 

117. Submit to Fire Marshal’s office building and/or structure plans for Fire 
Department Review. 

118. Verify aerial fire department apparatus access to all buildings. 

 
ENGINEERING DIVISION (909) 797-2489 EXT. 228 
 
119. Construct curb and gutter (with match-up paving) 46 and 22 feet from centerline 

per street classification.  

120. Construct sidewalk adjacent to site with landscaped parkway. A 5.5 foot sidewalk 
easement shall be recorded in front of development along Yucaipa Blvd. A copy 
of the easement for all properties affected by this requirement must be submitted 
to the City Engineer prior to document preparation. 

121. Construct driveway approach/entrance.  Commercial driveways require radius 
type approaches. 

122. Developer shall be required to place construction traffic control in public right-of-
way during the construction of off-site improvements.  Traffic control devices 
shall be maintained 24 hours a day 7 days a week as directed by the City 
Engineer. 

123. The Applicant shall submit the signed original Water Quality Management Plan 
(WQMP) Certification form to verify consistency of the BPMs shown on the as-
built grading plans and landscape plans. In case of inconsistency, the Applicant 
shall revise the WQMP to match the as-built plans.  

124. Mitigation Measure TRA-1: Yucaipa Blvd/Avenue E: Optimization of existing 
signal timing to provide a longer overall cycle length with additional green time 
allocated to the westbound left and northbound left turn movements.  

125. The Applicant shall be responsible for providing and programming revised timing 
and phasing for traffic signals serving the site to accommodate the 
ingress/egress to the proposed development. A City of Yucaipa encroachment 
permit shall be obtained prior to the commencement of any work on the existing 
signal. 
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PLANNING DIVISION (909) 797-2489 EXT. 224 
 
126. Prior to installation, plans for underground or aboveground tank systems shall be 

reviewed and approved by County Fire Department/Hazardous Materials 
Division/Field Services Section.  For information call (909) 386-8464. 

127. Prior to occupancy, operator shall submit a Business Emergency/Contingency 
Plan for emergency release or threatened release of hazardous materials and 
wastes or a letter of exemption.  Contact County Fire Department/Hazardous 
Materials Division/Emergency Response and Enforcement Section at (909) 386-
8401. 

128. Prior to occupancy, applicant shall be required to apply for one or more of the 
following: a Hazardous Materials Handler Permit, a Hazardous Waste Generator 
Permit, an Aboveground Storage Tank Permit, and/or an Underground Storage 
Tank Permit.  For information, call County Fire Department/Hazardous Materials 
Division/Field Services Section at (909) 386-8464. 

129. Prior to occupancy, the applicant must demonstrate that the facility has met or is 
meeting all Risk Management Plan (RMP) requirements if regulated substances 
are to be handled at the facility.  Contact County Fire Department/Hazardous 
Materials Division/Emergency Response and Enforcement Section at (909) 386-
8401. 

130. Parking and on-site circulation requirements shall be provided for as identified on 
the approved site plan. 

131. All access drives and parking areas shall be surfaced with a minimum of 2 inches 
of asphalt concrete surfacing, City Road Specification No. 39, which shall be 
appropriately striped to accommodate safe vehicular circulation. 

132. All access drives shall be a minimum of 24 feet wide to facilitate two-way traffic. 

133. All parking stalls shall be clearly striped and permanently maintained with double 
or hairpin lines on the surface of the facility, with the two lines being located an 
equal nine (9) inches on either side of the stall sidelines; arrows shall be painted 
on the paving to indicate direction of traffic flow. 

134. Any lights used to illuminate the site shall be hooded and designed so as to 
reflect away from adjoining properties and public thoroughfares. 

135. All landscaping and irrigation shown on the approved landscape and irrigation 
plans and all required walls shall be completed.  Trees in the parkway between 
sidewalk and curb/gutter shall be provided with a linear root barrier.  Provide the 
City with a Certificate of Substantial Completion from the certified professional 
that prepared the approved landscape and irrigation plans. 
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136. All roof top mechanical equipment is to be screened from sightline at ground 

levels along the public right of way adjacent to the project site (ground vistas). 

137. Developers of commercial/industrial/institutional projects shall submit a report 
detailing the percentage of project costs spent in the City of Yucaipa.  At a 
minimum, this report shall contain a list of local businesses/individuals that have 
been solicited for bids and/or received contracts for materials or services. 

138. Developers of commercial, industrial, or institutional projects shall submit all 
applicable documentation that is required to verify the volume of weight of each 
type of construction waste or debris that has been recycled or otherwise 
disposed of in a lawful manner. 

139. Provide a bicycle parking rack in a suitable location. 

140. A video surveillance and recording system shall be installed that is capable of 
covering all exterior portions of the subject property, including parking areas and 
service alleys. 
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INTRODUCTION 
This document has been prepared to provide compliance with the requirements of the California 
Environmental Quality Act (CEQA) for the City of Yucaipa’s proposed revisions to the Yucaipa 
Pointe Project, a phased development of a unified commercial center originally approved under 
Case No. 18-129/CUP, that are proposed as part of Case No. 20-065/REV (hereafter referred to 
as the “Project”).  

Purpose 

The purpose of this Addendum to the 2019 Mitigated Negative Declaration originally adopted 
for the Yucaipa Pointe Project (hereafter referred to as the “MND”), referred to as the 
“Addendum,” is to explain that the adoption of the proposed revisions (Case No. 20-065/REV) 
would not create any new or substantially more severe significant effects on the environment that 
were not analyzed in the MND, and augments the MND analysis to be consistent with the 
proposed changes to the project.   

Background 

At the regular meeting of November 25, 2019, the City Council approved Case No. 18-
129/GPA/DA/CUP/MJV/ARC/TPM No. 20125, a Conditional Use Permit for a phased unified 
center development plan, known as the Yucaipa Pointe Project, on approximately 24 gross acres 
following a recommendation from the Planning Commission. The project consisted of a variety 
of commercial uses, including retail, restaurants, an express carwash, a health club, and a future 
39,000 square foot movie theater anchor, located along the south side of Yucaipa Boulevard, 
west of 18th Street. Tentative Parcel Map (TPM No. 20125) was approved to subdivide the 
commercial Project into individual parcels that correspond to each commercial pad area. As part 
of the Project, a General Plan Amendment was also approved to change the land use designation 
of approximately 1.1 acres from Multiple Family Residential (RM-10M) into Service 
Commercial (CS) to correspond with the Project boundary. The City Council also approved a 
sign master plan for the entire center. 
 
As part of the Project approval, the City Council adopted a Mitigated Negative Declaration 
(MND) which had considered the potential environmental impacts that could occur as a result 
from development of this Project. All available evidence indicated that any potentially 
significant impacts could be mitigated to a less-than-significant level, and the mitigation 
measures were incorporated into the Conditions of Approval for the Project. 
 
Following the approval of Case No. 18-129, a variety of additional minor site design changes. 
One of the changes includes the removal of the approved movie theater, as that industry was 
impacted significantly by the COVID-19 pandemic, and is now proposed to be replaced with a 
medical office facility. Additional changes include the addition of a fuel station, where the 
Project would incorporate the two parcels at the corner of Yucaipa Boulevard and Avenue E. The 
existing fuel station would be redeveloped, and additional landscape treatment and site design 
elements will be completed to better integrate that street corner into the overall Project design. 
As these changes expand the boundary of the site and modifies one of the primary anchor 
tenants, the revisions necessitate Planning Commission review. 
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PROJECT DESCRIPTION 
The Revision to the original approval of a Yucaipa Pointe Project, a unified commercial 
development, has been requested by the applicant. The proposed tenant uses for the Project are 
considered Retail Trade/Personal Services, Professional Services, and Convenience/Support 
Services under Section 84.0230, Commercial Land Use Types of the City Development Code. 
Per the City Development Code, the proposed uses are allowed in the CS (Service Commercial) 
District subject to the Conditional Use Permit review process. The applicant has continued 
discussions with proposed tenants since the initial Project approval in 2019, and based on those 
discussions, requests some revisions to the site plan to meet the needs of those tenants. All the 
proposed uses remain permissible in the CS Land Use District.   

One of the original uses proposed for the site was a 39,000 square foot (975 seat) Movie Theater 
located along the eastern edge of the site, adjacent to 18th Street, towards the southern edge of 
the site. In lieu of the movie theater, a 60,000 square foot medical office facility is now proposed 
in its location, and site design changes are also proposed to correspond to the new building 
orientation.  

Another change is the incorporation of the existing Mobile fuel station, located at the corner of 
Avenue E and Yucaipa Boulevard, to be part of the Project development as it was not included in 
the original Project. The applicant has been in negotiations with the owners of the facility, and 
therefore has included the redevelopment of the fuel station in the proposed site plan design. The 
existing fuel station would be demolished, and a new 5,187 square foot convenience store and 
fuel canopy island would be constructed, and the fuel station site would be incorporated into the 
landscape and architectural theme of the overall center. In addition, the originally proposed 
gateway design feature would be located at the roadway corner. However, as the negotiations 
have not yet concluded, the applicant has included two different alternative site plan designs for 
Commission approval should the negotiations not be successful.  

To meet these changes, several other pad buildings originally proposed have been moved or 
removed from the Project. Specifically, a 4,500 square foot sit down restaurant, originally 
located at Pad 1- Area A, along the western edge of the site, next to the existing mobile fuel 
station, has been relocated to the area denoted as Pad 8. In addition, the 6,065 square foot 
“shops” drive through restaurant and retail pad building originally located adjacent to the 
intersection of 18th Street and Yucaipa Boulevard has been removed to accommodate the 
medical office building. 



Addendum to Yucaipa Pointe MND 
City of Yucaipa 

 
4 

Environmental Process 

CEQA Guidelines Section 15164 provides a lead or responsible agency the ability to prepare an 
addendum to a previously certified EIR or MND if some changes or additions are necessary to 
adequately reflect a revisions to a proposed project or circumstances surrounding the project, and 
if there is substantial evidence that the revisions would not trigger the preparation of a 
Subsequent or Supplemental EIR, or MND, as provided in CEQA Guidelines Section 15162. The 
requirements for Section 15162 provides as follows: 

15162. Subsequent EIRs and Negative Declarations. 

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

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

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

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

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

(B) Significant effects previously examined will be substantially more 
severe than shown in the previous EIR; 

(C) Mitigation measures or alternatives previously found not to be feasible 
would in fact be feasible and would substantially reduce one or more 
significant effects of the project, but the project proponents decline to 
adopt the mitigation measure or alternative; or 

(D) Mitigation measures or alternatives which are considerably different 
from those analyzed in the previous EIR would substantially reduce one or 
more significant effects on the environment, but the project proponent 
decline to adopt the mitigation measure or alternative.” 
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As demonstrated in the environmental analysis contained herein, none of the potential impacts 
that had been analyzed in the MND (accessible here: 
http://yucaipa.org/development/community-development/environmental-review/yucaipa-pointe/) 
would change with the approval and implementation of the proposed Project. The proposed 
Project results in minor modifications to the site plan boundary, and modifies some of the 
expected tenants within the unified center.  These changes would represent a nominal addition 
relative to the original analysis.  As such, an Addendum to the adopted MND is appropriate 
because there have been only minor modifications and technical additions/changes to the project, 
and none of the conditions described in Section 15162 have occurred. The modifications do not 
constitute substantial changes to the Project and do not result in new significant environmental 
effects or a substantial increase in the severity of previously identified significant effects.  

Pursuant to Section 15164 regarding an Addendum, this document is not required to be 
circulated for public review but can be included in or attached to the adopted MND.  

http://yucaipa.org/development/community-development/environmental-review/yucaipa-pointe/
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ANALYSIS 
This Addendum will utilize the topical listings contained in the California Environmental Quality 
Act (CEQA) Appendix G Checklist as a method of evaluating the proposed Ordinance (the 
Project) and its potential impact upon the environment, and relates to the original analysis in the 
MND. The analysis begins with the list of the resource topics from the Checklist. Following the 
list is a response that summarizes the impacts originally identified and a discussion noting any 
potential changes that may have occurred. The analysis concludes with a statement noting if 
there are any additional changes to impacts that have resulted from the revised Project.   

Aesthetics 

Since the MND was adopted, are there any changes in the project, changes in circumstances 
under which the project is undertaken and/or "new information of substantial importance" that 
cause one or more effects to aesthetic resources including: scenic vistas; scenic resources 
including, but not limited to, trees, rock outcroppings, or historic buildings; existing visual 
character or quality of the site and its surroundings; or day or nighttime views in the area? 

Response: 

The MND concluded that impacts to aesthetics from the original Project would be less than 
significant, and found no significant impacts to scenic vistas, scenic resources, visual quality, or 
light/glare. The architectural theme for the unified center would remain similar to the original 
design, and the newly proposed building, including the medical center, would continue to 
provide a cohesive and compatible architectural theme to the Project, and all new buildings 
remain subject to the Architectural Review process, and reviewed by the Planning Commission. 
There have not been changes in the project nor any new information of substantial importance to 
indicate that the proposed Project would result in new or more severe impacts relative to the 
previously-adopted MND.  

Finding:  

Neither the Project as analyzed in the MND nor the current revised Project would result in a 
significant aesthetic impact; therefore, the changes in the Project do not result in a new 
significant environmental effect on aesthetics or a substantial increase in the severity of the 
aesthetic effects previously identified in the MND. 

Agriculture and Forestry 

Since the MND was adopted, are there any changes in the project, changes in circumstances 
under which the project is undertaken and/or "new information of substantial importance" that 
cause one or more effects to agricultural resources including: conflict with zoning for, or result in 
rezoning of forest land; result in the loss of forest land or conversion of forest land to non-forest 
use; convert Important Farmland and/or conflict with existing zoning for agricultural use or 
Williamson Act contract? 
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Response: 

The MND found less than significant impacts to agricultural or forest resources. The City of 
Yucaipa is not located within a designated Forest Land area.  The San Bernardino County 
Important Farmland Map 2010, Sheet 2 of 2, prepared by the California Department of 
Conservation, designates the overall Yucaipa Pointe site, including the two parcels to be 
included, as “Urban and Built-Up Land” and no agricultural land is currently onsite. 
Implementation of the Project would result in the expansion of an existing industrial facility, and 
would not impact any existing agricultural lands. There have been no changes in the project nor 
is there any new information of substantial importance to indicate that the proposed Project 
would result in new or more severe impacts relative to the original MND. 

Finding: 

Neither the Project as analyzed in the MND nor the current revised Project would result in a 
significant impact to agricultural or forest resources; therefore, the changes in the Project do not 
result in a new significant environmental effect on agricultural or forest resources or a substantial 
increase in the severity of significant agricultural or forest resources effects previously identified 
in the MND. 

Air Quality 

Since the previous MND was adopted, are there any changes in the project, changes in 
circumstances under which the project is undertaken and/or "new information of substantial 
importance" that cause one or more effects to air quality including: conflicts with or obstruction 
of implementation of the applicable air quality plan; 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; expose sensitive receptors to substantial 
pollutant concentrations; or result in other emissions (such as those leading to odors) adversely 
affecting a substantial number of people? 

Response: 

The MND concluded the Project would not result in any significant air quality impacts through 
the mitigation measures that were included to address construction-related air quality impacts. 
This includes adherence to the measures required by SCAQMD Rule 403 - Fugitive Dust. The 
requirements for Rule 403 include, but are not limited to, applying water in sufficient quantities 
to prevent the generation of visible dust plumes, applying soil binders to uncovered areas, 
reestablishing ground cover as quickly as possible, utilizing a wheel washing system to remove 
bulk material from tires and vehicle undercarriages before vehicles exit the lots, and maintaining 
effective cover over exposed areas. Engineering Department specific Conditions of Approval 
would include the provisions for Rule 403 that will apply during grading and building activities 
to minimize fugitive dust. Operational impacts would be minimized by adherence to the Building 
Code and Title 24 requirements. Therefore, there are no changes to the project, or any new 
information of substantial importance, which indicate that the proposed Project would 
significantly exacerbate air quality impacts beyond the analysis and conclusions in the 
previously-adopted MND.  Further, the MND notes that the proposed Project would help reduce 
VMTs and its associated mobile source emissions as the Project would address current 



Addendum to Yucaipa Pointe MND 
City of Yucaipa 

 
8 

commercial leakage from residents leaving the City and the benefit would remain with the 
proposed revisions to the Project.  

Finding: 

Neither the Project as analyzed in the MND nor the current revised Project would result in 
significant air quality impacts. Therefore, the proposed Project would not result in a new 
significant environmental effect on air quality or a substantial increase in the severity of 
significant air quality effects previously identified in the previously-adopted MND. 

Biological Resources 

Since the previous MND was adopted, are there any changes in the project, changes in 
circumstances under which the project is undertaken and/or "new information of substantial 
importance" that cause one or more effects to biological resources including: adverse effects on 
any sensitive natural community (including riparian habitat) or species identified as a candidate, 
sensitive, or special status species in a local or regional plan, policy, or regulation, or by the 
California Department of Fish and Game or U.S. Fish and Wildlife Service; adverse effects to 
federally protected wetlands as defined by Section 404 of the Clean Water Act; interference with 
the movement of any native resident or migratory fish or wildlife species or with wildlife 
corridors, or impeding the use of native wildlife nursery sites; and/or conflicts with the 
provisions of any adopted Habitat Conservation Plan, Natural Communities Conservation Plan, 
or other approved local, regional or state habitat conservation plan, policies or ordinances? 

Response: 

The MND concluded that implementation of the Yucaipa Pointe Project would not result in 
significant impacts to biological resources. The Project site is located within an urbanized area of 
the City of Yucaipa, and is surrounded by existing development, including commercial and 
residential development. In addition, Interstate 10 is located directly adjacent to the Project site, 
separated by a driveway for the existing Corky’s/In-N-Out site. The Project site is not identified 
in Figure PR-5, Wildlife Corridors of the General Plan. A visual site investigation conducted by 
Staff for the MND confirmed that that the Project site has been previously disturbed, which is a 
result from discing for annual weed abatement, fill material stockpiling approved under Cases 
No. 10-016/CUP and 10-025/CUP, and the construction staging area for Phase I and II of the 
Yucaipa Boulevard Widening, 15th Street to Interstate 10, Project. Since the adoption of the 
MND, preliminary site grading activities have occurred for the development of the Yucaipa 
Pointe Project, which has resulted in further disturbance of the area. Therefore, the development 
of this area would not have the potential to adversely affect biological resources. There have 
been no substantial changes in the project nor is there any new information of substantial 
importance to indicate that the proposed Project would result in new or more severe impacts to 
biological resources relative to the previously-adopted MND. 

Finding: 

Neither the Project as analyzed in the MND nor the current revised Project would result in 
significant impacts to biological resources. Therefore, the changes in the Project do not result in 
a new significant environmental effect on biological resources or a substantial increase in the 
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severity of significant biological resource effects previously identified in the previously-adopted 
MND. 

Cultural Resources 

Since the previous MND was adopted, are there any changes in the project, changes in 
circumstances under which the project is undertaken and/or "new information of substantial 
importance" that cause one or more effects to cultural resources including: causing a change in 
the significance of a historical or archaeological resource as defined in State CEQA Guidelines 
Section 15064.5; and/or disturbing any human remains, including those interred outside of 
formal cemeteries? 

Response: 

The MND concluded that implementation of the Project could result in potentially significant 
impacts to cultural resources, which could be mitigated to a less than significant level through 
the conditions of approval related to inadvertent discoveries. These measures were developed 
through the tribal consultation efforts pursuant to SB 18 and AB 52, and adherence to these 
conditions would remain applicable with the proposed revisions. There have been no changes to 
the project or new information of substantial importance which indicate that the proposed Project 
could result in new or more severe impacts to cultural resources.  

Finding: 

Neither the Project as analyzed in the MND nor the current revised Project would result in a 
significant cultural resource impact; therefore, the changes in the Project do not result in a new 
significant environmental effect on cultural resources or a substantial increase in the severity of 
significant cultural resource effects previously identified in the previously-adopted MND. 

Energy 

Since the previous MND was adopted, are there any changes in the project, changes in 
circumstances under which the project is undertaken and/or "new information of substantial 
importance" that result in one or more effects from Energy, including: resulting in potentially 
significant environmental impact due to wasteful, inefficient, or unnecessary consumption of 
energy resources, during project construction or operation; and/or conflicting with or obstruct a 
state or local plan for renewable energy or energy efficiency? 

Response: 

The MND concluded that implementation of the Yucaipa Pointe Project would not result in 
significant impacts to energy-related impacts. The site features a variety of design elements to 
reduce energy usage onsite, and all new buildings would be built to meet or exceed all California 
Green Building Standards Codes (CALGreen) resulting in lower energy use and GHG emissions 
compared to older buildings. Further, the MND notes that the proposed Project would help 
reduce VMTs and its associated mobile source emissions as the Project would address current 
commercial leakage from residents leaving the City to visit the Project’s proposed corporate 
tenants, and the proposed office building would add additional jobs to the housing-rich 
community of Yucaipa. As such, there have been no changes to the project or new information of 
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substantial importance which indicate that the proposed Project could result in new or more 
severe impacts to energy.  

Finding: 

Neither the Project scope that was analyzed within the MND nor the current revised Project 
would result in a significant energy resource impact; therefore, the changes in the Project do not 
result in a new significant environmental effect on energy resources or a substantial increase in 
the severity of significant energy resource effects than the scope of the Project that was assessed 
in the previously-adopted MND. 

Geology and Soils 

Since the previous MND was adopted, are there any changes in the project, changes in 
circumstances under which the project is undertaken and/or "new information of substantial 
importance" that result in one or more effects from geology and soils including: exposure of 
people or structures to potential substantial adverse effects, including the risk of loss, injury, or 
death involving rupture of a known earthquake fault, seismic-related ground failure, including 
liquefaction, strong seismic ground shaking, or landslides; result in substantial soil erosion or the 
loss of topsoil; be located on a geologic unit or soil that is unstable, be located on expansive soil,  
having soils incapable of adequately supporting the use of septic tanks or alternative wastewater 
disposal systems where sewers are not available for the disposal of wastewater; and/or indirectly 
destroy a unique paleontological resource or site or unique geologic feature? 

Response: 

The MND concluded that implementation of the Project would not result in any direct or indirect 
significant effects related to geology and soils. As a standard Condition of Approval, a Soils 
Report is to be submitted as part of the permit package for each new building to ensure that the 
building is designed to meet or exceed the California Building Code requirements. In addition, 
the applicant provided two Geotechnical Engineering Investigations that were prepared for the 
proposed Project by Salem Engineering Group in August, 2018, and was incorporated into the 
MND. The site does not feature any unique soils that would present a geological hazard. As 
such, there have been no changes in the project or is there any new information of substantial 
importance to indicate that the proposed Project would result in new or more severe impacts 
relative to the previously-adopted MND. 

Finding: 

Neither the Project itself as analyzed in the MND nor the current revised would result in a 
significant geology or soils impact; therefore, the changes in the Project do not result in a new 
significant environmental effect on geology or soils or a substantial increase in the severity of 
significant geology or soils effects previously identified in the previously-adopted MND.  

Greenhouse Gas Emissions 

Since the previous MND was adopted, are there any changes in the project, changes in 
circumstances under which the project is undertaken and/or "new information of substantial 
importance" that show the project may generate greenhouse gas emissions, either directly or 
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indirectly, that may have a significant impact on the environment; or would conflict with an 
applicable plan, policy or regulation adopted for the purpose of reducing the emission of 
greenhouse gases? 

Response: 

The MND concluded that implementation of the Project would not result in any direct or indirect 
significant effects related greenhouse gas (GHG)-related impacts. Based on the results of the 
CalEEMod Model, the Project provides site design measures that mitigate the GHG impacts, 
reducing the generated metric tons of CO2e emissions from 17,507 to 9,189, a reduction of 47%, 
which exceeds the 30% threshold, as noted in the Air Quality and Greenhouse Gas Assessment 
prepared for the proposed Project by Salem Engineering Group in August, 2019 and summarized 
in the MND. The replacement of the movie theatre with a medical office, and the redevelopment 
of an existing fuel station site as part of the revision to the Project would not substantially 
modify the GHG impacts. Further, the MND notes that the proposed Project would help reduce 
VMTs and its associated mobile source emissions as the Project would address current 
commercial leakage from residents leaving the City to visit the Project’s proposed corporate 
tenants, and the proposed office building would add additional jobs to the housing-rich 
community of Yucaipa. As such, there have been no changes in the project or is there any new 
information of substantial importance to indicate that the proposed Project would result in new or 
more severe impacts relative to the previously-adopted MND. 

Finding: 

Neither the Project scope that was analyzed within the MND nor the current revised Project 
would result in a significant GHG impact; therefore, the changes in the Project do not result in a 
new significant environmental effect on GHGs or a substantial increase in the severity of 
significant GHGs effects than the Project that was assessed in the previously-adopted MND. 

Hazards and Hazardous Materials 

Since the previous MND was adopted, are there any changes in the project, changes in 
circumstances under which the project is undertaken and/or "new information of substantial 
importance" that result in one or more effects from hazards and hazardous materials including: 
creation of a significant hazard to the public or the environment through the routine transport, 
storage, use, or disposal of hazardous materials or wastes; creation of 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; production of hazardous 
emissions or handling hazardous or acutely hazardous materials, substances, or waste within one-
quarter mile of an existing or proposed school; location on a site which is included on a list of 
hazardous materials sites compiled pursuant to Government Code Section 65962.5 creating a 
hazard to the public or the environment; location 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; within the 
vicinity of a private airstrip resulting in a safety hazard for people residing or working in the 
project area; impair implementation of or physically interfere with an adopted emergency 
response plan or emergency evacuation plan; and/or exposure of people or structures to a 
significant risk of loss, injury or death involving wildland fires, including where wildlands are 
adjacent to urbanized areas or where residences are intermixed with wildlands? 
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Response:  

The MND concluded that implementation of the Project would result in less than significant 
impacts pertaining to hazardous materials. However, the proposed Project revisions would 
include the redevelopment of an existing fuel station site, and would include the installation of a 
new underground storage tank for gasoline. However, all storage, handling, use, and disposal of 
these materials are regulated by federal and state requirements, which the Project is required to 
strictly adhere to. The City has uniformly applicable conditions for fuel station projects, and 
these conditions have been included to address this specific land use component, and would 
ensure that the fuel station complies with all applicable regulations. As such, there have been no 
changes in the project or is there any new information of substantial importance to indicate that 
the proposed Project would result in new or more severe impacts relative to the previously-
adopted MND. 

Finding: 

Neither the Project itself as analyzed in the MND nor the revised Project would result in a 
significant hazard impacts; therefore, the changes in the Project do not result in a new significant 
environmental effect with respect to hazards or a substantial increase in the severity of 
significant hazard effects previously identified in the previously-adopted MND.  

Hydrology and Water Quality 

Since the previous MND was adopted, are there any changes in the project, changes in 
circumstances under which the project is undertaken and/or "new information of substantial 
importance" that cause one or more effects to hydrology and water quality including: violation of 
any waste discharge requirements; substantially decrease groundwater supplies or interfere 
substantially with groundwater recharge such that the project may impede sustainable 
groundwater management of the basin; 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; risk the release of pollutants due to project inundation; and/or Conflict 
with or obstruct implementation of a water quality control plan or sustainable groundwater 
management plan? 

Response: 

The MND concluded that the development of the Yucaipa Pointe Project would not significantly 
impact hydrology, water quality, or create flood hazards through the implementation of standard 
conditions of approval and adherence to General Plan policies and regulatory requirements. The 
revisions to the Project are required to be reflected on the approved Water Quality Management 
Plan (WQMP), and the applicant would continue to be responsible for implementing the 
structural and nonstructural BMPs identified in the WQMP. The majority of the changes occur 
within previously planned development areas, and can therefore be accommodated within the 
revised WQMP as the total impervious areas would remain similar, and will be verified through 
the permit review process. However, the redevelopment of the existing fuel station would modify 
a minor portion of the site that currently features a substantial amount of impervious surfaces, 
and the redesign would remove some of the concrete to provide a decorative landscaped corner 
at Avenue E and Yucaipa Boulevard that ties into the rest of the unified center design. Therefore, 
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there have been no changes in the project nor is there any new information of substantial 
importance to indicate that the proposed Project would result in new or more severe impacts 
relative to the previously-adopted MND. 

Finding: 

Neither the Project itself as analyzed in the MND nor the revised Project would result in a 
significant hydrology /water quality impacts; therefore, the changes in the Project do not result in 
a new significant environmental effect on hydrology/ water quality or a substantial increase in 
the severity of significant hydrology/ water quality effects previously identified in the 
previously-adopted MND.  

Land Use Planning 

Since the previous MND was adopted, are there any changes in the project, changes in 
circumstances under which the project is undertaken and/or "new information of substantial 
importance" that cause one or more effects to land use and planning including: physically 
dividing an established community; and/or conflicts with any applicable land use plan, policy, or 
regulation of an agency with jurisdiction over the project adopted for the purpose of avoiding or 
mitigating an environmental effect? 

Response: 

The MND concluded that implementation of the proposed Project would result in less than 
significant impacts to land use and planning. The General Plan includes a number of goals and 
policies to encourage projects that can add jobs to the community, and the findings for the 
Project when it was initially approved indicated that it would support a number of these policies, 
including the following: 

• CDL-1.2 Places for Commerce. Provide sites for a range of commercial uses, including 
shopping, dining, entertainment, and offices that provide a strong employment base and 
offer local services; improve commercial properties along I-10 through infrastructure, 
aesthetics, and development strategies. 

• CDL-5.3 Gateways. Highlight major arrival and departure points along the community’s 
edge by requiring distinctive building design elements, streetscapes, decorative signage, 
landscaping, and/or other enhancements at strategic gateway locations. 

• CDL-8.1 Land Use Mix. Preserve the Dunlap Industrial Corridor for an appropriate mix 
of industrial and service commercial businesses that can improve employment 
opportunities in Yucaipa. 

• CDL-10.1 Development Review. Implement and adhere to development review 
procedures and design guidelines in the City of Yucaipa Municipal Code that advance the 
visual quality of the community. 

• CDL-10.4 Design Variation. Encourage identifiable architectural designs, design 
variations, and well-planned projects that are visually interesting, neighborhood or 
district oriented, and well integrated with the surroundings. 
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• CDL-10.6 Parking. Design parking lots and structures to be functionally and visually 
integrated and connected with the comprehensive project design; off-street parking lots 
should not dominate the street scene. 

• CDL-10.16 Building Setbacks. Require setbacks and other design elements to buffer 
residential units to the extent possible from the impacts of abutting roadway, commercial, 
rural, and industrial uses. 

• CDL-10.9 Building Materials. Use high-quality, natural building materials that evoke a 
sense of quality and permanence, such as stucco, plaster, stone, and wood; natural colors 
and textures are preferred. 

• CDL-10.12 Architectural Detail. While recognizing sensitivity to budget, require publicly 
visible sides of a building to contain architectural detail and façade articulation, strong 
patterns of shade and shadow, and integrated architectural detail; blank walls are 
discouraged. 

As such, there have been no changes in the project nor is there any new information of 
substantial importance to indicate that the proposed Project would result in new or more severe 
impacts relative to the previously-adopted MND. 

Finding: 

Neither the Project as analyzed in the MND nor the current revised Project would result in a 
significant land use impact; therefore, the changes in the Project do not result in a new 
significant environmental effect on land use or a substantial increase in the severity of significant 
land use effects previously identified in the previously-adopted MND. 

Mineral Resources 

Since the previous MND was adopted, are there any changes in the project, changes in 
circumstances under which the project is undertaken and/or "new information of substantial 
importance" that cause one or more effects to mineral resources including: the loss of availability 
of a known mineral resource that would be of value to the region and the residents of the state; 
and/or loss of locally-important mineral resource recovery site delineated on a local general plan, 
specific plan or other land use plan? 

Response: 

According to the Yucaipa General Plan, the City is located within the MRZ-3 designation 
established by the State of California Division of Mines and Geology.  The MRZ-3 Zone is 
defined as “an area containing mineral deposits, the significance of which cannot be evaluated 
based upon available data.” The MND concluded that there would be less than significant 
impacts to mining resources. Due to the surrounding development, mining operations would not 
be viable. There have been no changes in the project nor is there any new information of 
substantial importance to indicate that the proposed Project would result in new or more severe 
impacts relative to previously-adopted MND. 



Addendum to Yucaipa Pointe MND 
City of Yucaipa 

 
15 

Finding: 

Neither the Project itself as analyzed in the MND nor the current revised Project would result in 
a significant mineral resource impact; therefore, the changes in the Project do not result in a new 
significant environmental effect on mineral resources or a substantial increase in the severity of 
significant mineral resource effects previously identified in the previously-adopted MND.  

Noise 

Since the previous MND was adopted, are there any changes in the project, changes in 
circumstances under which the project is undertaken and/or "new information of substantial 
importance" that result in one or more effects from noise including: 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; generation of excessive groundborne vibration or groundborne noise levels; 
and/or expose people residing or working in the project area to excessive noise levels for those 
within two miles of an airport? 

Response: 

The MND concluded that the Project would not result in a substantial noise impacts, noting that 
the operational characteristics will not pose a significant noise concern or conflict with the 
existing residential uses located near the Project site. The site has also been designed with 
extensive landscaping to buffer the existing residences from exposure to excessive levels of 
noise. A Noise Study was completed Rincon Consultants, Inc. in March, 2019, to examine the 
potential impacts from noise that could result from the Project and was summarized in the MND. 
The proposed revisions would maintain the setbacks and general site design of various uses that 
was initially analyzed, and the replacement of the movie theater with a medical office would not 
generate new, more substantial noises onsite. Further, the Project would also be required to 
adhere to Section 87.0905(e) of the Yucaipa Municipal Code. There have been no changes in the 
Project nor is there any new information of substantial importance to indicate that the proposed 
Project would result in new or more severe impacts relative to the previously-adopted MND.  

Finding: 

Neither the Project itself as analyzed in the MND nor the current revised Project would result in 
a significant on noise; therefore, the changes in the Project do not result in a new significant 
environmental effect on noise or a substantial increase in the severity of significant noise effects 
previously identified in the previously-adopted MND. 

Population and Housing 

Since the previous MND was adopted, are there any changes in the project, changes in 
circumstances under which the project is undertaken and/or "new information of substantial 
importance" that result in one or more effects to population and housing including displacing 
substantial numbers of existing housing or people, necessitating the construction of replacement 
housing elsewhere? 



Addendum to Yucaipa Pointe MND 
City of Yucaipa 

 
16 

Response:  

The MND concluded that the Project would not result in a substantial impacts to population and 
housing. The proposed Project does not include residential development, and instead consisted of 
a unified commercial center. Further, as the City of Yucaipa currently has a job/housing balance 
where there are fewer jobs than residents, the proposed uses for the center would allow for 
greater access to high quality jobs for the community. It should be noted that the revision to the 
Project would not result in significant change of the capacity of the site relative to the 
previously-approved MND, but is instead would replace the proposed movie theater with a 
medical office, and includes the redevelopment of an existing fuel station. There have been no 
changes in the project nor is there any new information of substantial importance to indicate that 
the proposed Project would result in new or more severe impacts relative to the previously-
adopted MND. 

Finding: 

Neither the Project itself as analyzed in the previously-adopted MND nor the revisions to the 
Project would result in a significant population or housing impact; therefore, the changes in the 
Project do not result in a new significant environmental effect on population or housing, or a 
substantial increase in the severity of significant population or housing effects previously 
identified in the previously-adopted MND.  

Public Services 

Since the previous MND was adopted, are there any changes in the project, changes in 
circumstances under which the project is undertaken and/or "new information of substantial 
importance" that result in one or more substantial adverse physical impacts associated with the 
provision of new or physically altered governmental facilities or the 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 following public services: fire protection, police protection, schools, 
parks, or other public facilities? 

Response: 

The MND concluded that the Project would not result in a substantial impacts to public services. 
The Western Heights Water Company and Yucaipa Valley Water District have indicated that 
they will be able to serve the water and sewer requirements, respectively, for the Yucaipa Pointe 
project, and the proposed revisions would not substantially alter their expected demand. The site 
would be designed to comply with the Fire Code, and no modifications to Fire Department 
resources are necessary. The collection of Development Impact Fees would be assessed for City-
owned facilities, including police and fire. The Project also does not include any housing 
development that would impact school or park resources. Therefore, there have been no changes 
in the Project nor is there any new information of substantial importance to indicate that the 
revisions to the Project would result in new or more severe impacts relative to the previously-
adopted MND. 
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Finding: 

Neither the Project itself as analyzed in the previously-adopted MND nor the revisions to the 
Project would result in a significant public services impact; therefore, the changes in the Project 
do not result in a new significant environmental effect on public services or a substantial increase 
in the severity of significant public service effects previously identified in the previously-adopted 
MND.  

Recreation 

Since the previous MND was adopted, are there any changes in the project, changes in 
circumstances under which the project is undertaken and/or "new information of substantial 
importance" that result in an increase in 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; or that include recreational facilities or require the construction or expansion 
of recreational facilities which might have an adverse physical effect on the environment? 

Response: 

The MND concluded that the Project would not result in a substantial impact to recreational 
resources. As noted previously, the Project does not include any housing development that would 
impact school or park resources. However, the site plan for the Yucaipa Pointe would include 
new landscaped areas to create a cohesive site design. There have been no changes in the Project 
nor is there any new information of substantial importance to indicate that the proposed revisions 
to the Project would result in new or more severe impacts relative to the previously-adopted 
MND.  

Finding: 

Neither the Project itself as analyzed in the previously-adopted MND nor the revisions to the 
Project would result in a significant recreation impact; therefore, the changes in the Project do 
not result in a new significant environmental effect on recreation or a substantial increase in the 
severity of significant recreation effects previously identified in the previously-adopted MND. 

Transportation and Traffic 

Since the previous MND was adopted, are there any changes in the project, changes in 
circumstances under which the project is undertaken and/or "new information of substantial 
importance" that cause effects to transportation/traffic including: conflict with a program, plan, 
ordinance or policy addressing the circulation system, including transit, roadway, bicycle and 
pedestrian facilities; conflict or be inconsistent with CEQA Guidelines section 15064.3, 
subdivision (b); substantial increase in hazards due to a design feature (e.g., sharp curves or 
dangerous intersections) or incompatible uses (e.g., farm equipment); or result inadequate 
emergency access? 

Response: 

The MND concluded that Project would not result in significant and unavoidable impacts to 
transportation facilities. A Traffic Impact Analysis was completed IBI Group, Inc. in March, 
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2019, to examine the potential impacts from traffic and was summarized in the MND. To address 
the project changes, a memorandum from IBI Group was prepared and found that the impacts 
would remain consistent with the original project scope. It should be noted that the MND was 
prepared prior to the City’s implementation of SB 743 and the associated Section 15064.3(b). 
However, the MND did note that the proposed Project would help reduce VMTs and its 
associated mobile source emissions as the Project would address current commercial leakage 
from residents leaving the City to visit the Project’s proposed corporate tenants. Further, as part 
of the City’s implementation of SB 743, medical office buildings less than 100,000 square feet 
are screened from VMT analysis as they are a local serving use. The proposed fuel station is also 
the redevelopment of an existing facility, and would not add VMT relative to the baseline 
condition. As such, there have been no changes in the Project nor is there any new information of 
substantial importance to indicate that the proposed Project would result in new or more severe 
impacts relative to the previously-adopted MND. 

Finding: 

Neither the Project itself as analyzed in the previously-adopted MND nor the revisions to the 
Project would result in a significant traffic and transportation impacts. The changes in the Project 
do not result in a new significant environmental effect or a substantial increase in the severity of 
significant traffic effects previously identified in the previously-adopted MND. 

Tribal Resources 

Since the previous MND was adopted, are there any changes in the project, changes in 
circumstances under which the project is undertaken and/or "new information of substantial 
importance" that cause effects to tribal resources including: 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. 

Response: 

The MND concluded that implementation of the Project could result in potentially significant 
impacts to tribal resources, which could be mitigated to a less than significant level through the 
conditions of approval related to inadvertent discoveries, which was developed through the tribal 
consultation efforts pursuant to SB 18 and AB 52. Adherence to these conditions would remain 
applicable with the proposed revisions. There have been no changes to the project or new 
information of substantial importance which indicate that the proposed Project could result in 
new or more severe impacts to tribal resources.  

Finding: 

Neither the Project itself as analyzed in the previously-adopted MND nor the revisions to the 
Project would result in a significant tribal resource impacts. The changes in the Project do not 
result in a new significant environmental effect in the severity of significant tribal resources 
previously identified in the previously-adopted MND. 
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Utilities and Service Systems 

Since the previous MND was adopted, are there any changes in the project, changes in 
circumstances under which the project is undertaken and/or "new information of substantial 
importance" that cause effects to utilities and service systems including: exceedance of 
wastewater treatment requirements of the applicable Regional Water Quality Control Board; 
require or result in the construction of new water or wastewater treatment facilities, new storm 
water drainage facilities or expansion of existing facilities, the construction of which could cause 
significant environmental effects; require new or expanded entitlements to water supplies or new 
water resources to serve the project; 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; be served by a 
landfill with sufficient permitted capacity to accommodate the project’s solid waste disposal 
needs; and/or noncompliance with federal, state, and local statutes and regulations related to 
solid waste? 

Response: 

The MND concluded that the Project would not result in a substantial impacts to utility services. 
The Western Heights Water Company and Yucaipa Valley Water District has indicated that they 
will be able to serve the water and sewer requirements, respectively, for the Yucaipa Pointe 
project, and the proposed revisions would not substantially alter their expected demand. In 
addition, other utilities are adjacent to the site, and the modification of the proposed uses would 
not impact the demand relative to those initially analyzed in the MND. Therefore, there have 
been no changes in the project nor is there any new information of substantial importance to 
indicate that the proposed revisions would result in new or more severe impacts relative to the 
previously-adopted MND. 

Finding: 

Neither the Project as analyzed in the MND nor the current revised Project would result in 
significant impacts to utility / services. Therefore, the proposed Project would not result in new 
significant environmental effect on utilities / services or a substantial increase in the severity of 
significant utility / services effects previously identified in the previously-adopted MND.  

Wildfire 

Since the previous MND was adopted, are there any changes in the project, changes in 
circumstances under which the project is undertaken and/or "new information of substantial 
importance" that result in one or more effects from Wildfire, including: substantially impairing 
an adopted emergency response plan or emergency evacuation plan; exacerbate wildfire risks, 
and thereby expose project occupants to pollutant concentrations from a wildfire or the 
uncontrolled spread of a wildfire; 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; and/or expose people or structures to significant risks? 
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Response: 

The MND concluded that potential impacts towards wildfires would be less than significant. The 
site for the Project is not located within a fire-severity zone, as defined by the City of Yucaipa 
General Plan, and wildfire risks are limited. In addition, the City has also adopted the most 
recent version of the CBC, which includes sections on fire-resistant construction material 
requirements based on building use and occupancy. The construction requirements are a function 
of building size, purpose, type, materials, location, proximity to other structures, and the type of 
fire suppression systems installed. Many of these requirements are also included as part of the 
Project’s Conditions of Approval as a uniformly applicable development policy, which includes 
provisions for adequate fire access, sprinkler water systems within indoor  spaces, and placement 
of new fire hydrants at applicable intervals that meet the water flow requirements of the Fire 
Code. Through these standard requirements, impacts from fire-related hazards would be less than 
significant. As such, there have been no changes to the Project or new information of substantial 
importance which indicate that the proposed Project could result in new or more severe risks 
from wildfire.  

Finding: 

Neither the Project scope that was analyzed within the MND nor the current revised Project 
would result in a significant wildfire risk impact; therefore, the changes in the Project do not 
result in a new significant environmental effect on energy resources or a substantial increase in 
the severity of significant wildfire effects than the Project that was assessed in the previously-
adopted MND. 

Mandatory Findings of Significance 

Since the previous MND was adopted, are there any changes in the project, changes in 
circumstances under which the project is undertaken and/or "new information of substantial 
importance" that result in any mandatory finding of significance listed below? 

Does the project degrade the quality of the environment, substantially reduce the habitat 
of a fish or wildlife species, cause a fish or wildlife population to drop below self- 
sustaining levels, threaten to eliminate a plant or animal community, reduce the number 
or restrict the range of a rare or endangered plant or animal or eliminate important 
examples of the major periods of California history or prehistory? 

Does the project have impacts that are individually limited, but cumulatively 
considerable? (“Cumulatively considerable” means that the incremental effects of a 
project are considerable when viewed in connection with the effects of past projects, the 
effects of other current projects, and the effects of probable future projects)? 

Does the project have environmental effects, which will cause substantial adverse effects 
on human beings, either directly or indirectly? 

Response: 

The analysis contained in the previously-adopted MND found that the site was within an 
urbanized area, and no significance natural features were onsite. Further, the analysis found that 
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all potentially significant individual impacts could be mitigated and will not create a significant 
cumulative impact. The proposed revisions would not have the potential to impact natural 
resources, and all of the mitigation measures from the previously-adopted MND would continue 
to apply. Further, there have been no changes in the project nor is there any new information of 
substantial importance to indicate that the proposed revisions to the Project would result in new 
or more severe impacts relative to the previously-adopted MND.  

Finding: 

Neither the Project itself as analyzed in the previously-adopted MND nor the revised Project 
would trigger one of the mandatory findings of significance.   
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CONCLUSION 
This Addendum was prepared pursuant to Section 15164 of the CEQA Guidelines. The analysis 
contained herein demonstrates that the conditions described in Section 15162 of the Guidelines 
that call for preparation of a subsequent or supplemental MND have not been met, and that the 
adoption of the Project would not result in impacts not originally analyzed in the MND prepared 
for  Case No. 18-129 for the Yucaipa Point Project.  
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CIVIL ENGINEER
ADKAN ENGINEERS
6879 AIRPORT DRIVE
RIVERSIDE, CA 92504
t: 951.688.0241  f: 951.688.0599
CONTACT: RICHARD REAVES   rreaves@adkan.com

LEGAL DESCRIPTION

APPLICANT/OWNER
VONE YUCAIPA, LLC
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NEWPORT BEACH, CA 92660
t:  949-631-6620    f:  949-903-3818
CONTACT: TOM ROBINSON   tom@v1invest.com
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CONTACT: FRANK CODA  fcoda@greenbergfarrow.com

GREENBERGFARROW
30 EXECUTIVE PARK, SUITE 100
IRVINE, CA 92614
t: 949.296.0450  f: 949.296.0450
CONTACT: FRANK CODA  fcoda@greenbergfarrow.com

CONTACTS

BLOCK 138 OF SUBDIVISION NO. 3 OF A PORTION OF THE DUNLAP RANCH, IN THE COUNTY OF SAN BERNARDINO, STATE OF CALIFORNIA, AS PER MAP
RECORDED IN BOOK 20 OF MAPS, PAGE 71, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY;

TOGETHER WITH BLOCK 6 OF SUBDIVISION NO. 5 OF A PART OF THE DUNLAP RANCH, IN THE CITY OF YUCAIPA, COUNTY OF SAN BERNARDINO, STATE
OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 23 OF MAPS, PAGES 57 AND 58, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

EXCEPT THEREFROM THE WEST 248.00 FEET.

ALSO EXCEPT THEREFROM THE SOUTH 439.5 FEET, MEASURED FROM THE CENTER LINE OF 60 FOOT WIDE AVENUE "E".

ALSO EXCEPT THEREFROM THAT PORTION CONVEYED TO THE COUNTY OF SAN BERNARDINO FOR ROAD PURPOSES BY DEED RECORDED AUGUST 8,
1952 IN BOOK 3000, PAGE 262 OF OFFICIAL RECORDS.

AREAS AND DISTANCES OF THE ABOVE DESCRIBED PROPERTY ARE COMPUTED TO THE CENTER OF ALL ADJOINING STREETS AND ROADS, AS SHOWN
ON SAID MAP;

TOGETHER WITH BLOCK 139 OF SUBDIVISION NO. 3 OF A PORTION OF THE DUNLAP RANCH, IN THE CITY OF YUCAIPA, COUNTY OF SAN BERNARDINO,
STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 20 OF MAPS, PAGE 71, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

EXCEPT THEREFROM THAT PORTION AS CONVEYED TO THE COUNTY OF SAN BERNARDINO, A BODY CORPORATE AND POLITIC, RECORDED JULY 31,
1952 IN BOOK 2993, PAGE 551 OF OFFICIAL RECORDS, DESCRIBED AS FOLLOWS:

COMMENCING AT THE NORTHEAST CORNER OF SAID BLOCK 139, THENCE SOUTH 72°45' WEST, 345.6 FEET ALONG THE CENTER LINE OF YUCAIPA
BOULEVARD TO THE NORTHWEST CORNER OF SAID BLOCK 139, THENCE SOUTH 36.65 FEET ALONG THE WEST LINE OF SAID BLOCK 139, THENCE
NORTH 72° 45' EAST, 345.6 FEET TO A POINT ON THE EAST LINE OF SAID BLOCK 139, THENCE NORTH 36.65 FEET ALONG THE SAID EAST LINE TO THE
POINT OF BEGINNING.

TOGETHER WITH THE EAST 82 FEET OF THE WEST 248 FEET OF BLOCK 6 OF SUBDIVISION NO. 5 OF A PART OF DUNLAP RANCH, IN THE COUNTY OF SAN
BERNARDINO, STATE OF CALIFORNIA, AS PER PLAT RECORDED IN BOOK 23 OF MAPS, PAGES 57 AND 58, RECORDS OF SAID COUNTY.

SAVING AND EXCEPTING THEREFROM THE SOUTH 439.5 FEET THEREOF, SAID 439.5 FEET BEING MEASURED FROM THE CENTER LINE OF 60 FEET WIDE
AVENUE "E".

ALSO SAVING AND EXCEPTING THEREFROM THAT PORTION CONVEYED TO THE COUNTY OF SAN BERNARDINO FOR ROAD PURPOSES BY DEED
RECORDED AUGUST 06, 1952 AS INSTRUMENT NO. 394, IN BOOK 3000, PAGE 262, OFFICIAL RECORDS.

THE AREAS AND DISTANCES OF THE ABOVE DESCRIBED PROPERTY COMPUTED TO THE CENTER LINE OF ALL ADJOINING STREETS AND ROADS.

TOGETHER WITH PARCEL 1 OF PARCEL MAP 5776, IN THE CITY OF YUCAIPA, COUNTY OF SAN BERNARDINO, STATE OF CALIFORNIA, AS PER MAP
RECORDED IN BOOK 58, PAGE(S) 13 AND 14 OF PARCEL MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

TOGETHER WITH PARCEL “C” OF CERTIFICATE OF COMPLIANCE CASE NO. 19-XXX/COC C RECORDED XXX-XX-2019 AS DOCUMENT NO. 2019-XXXXXX,
OFFICIAL RECORDS.

PROJECT DESCRIPTION
PROJECT WILL BE AN INTEGRATED RETAIL SHOPPING CENTER WITH APPROXIMATELY 140,000 SQUARE FEET OF PROPOSED
RESTAURANTS, RETAILERS, A HEALTH CLUB, A MEDICAL OFFICE, EXPRESS CAR WASH, AND RELATED COMMERCIAL USES TO
SERVICE THE LOCAL COMMUNITY. THE PROPERTY IS BORDERED BY INTERSTATE 10, AVENUE E, YUCAIPA BLVD., AND 18TH STREET IN
THE SOUTHWEST PORTION OF THE CITY OF YUCAIPA. THE APPROVED PROJECT APPLICATION INCLUDES A CONDITIONAL USE PERMIT,
TENTATIVE PARCEL MAP AND GENERAL PLAN AMENDMENT TO MODIFY THE SERVICE COMMERCIAL LAND USE BOUNDARY IN ORDER
FOR A UNIFIED SHOPPING CENTER TO BE DEVELOPED. THE APPROVED APPLICATION INCLUDES THE DEMOLITION OF ONE (1)
RESIDENCE ALONG INTERSTATE 10 IN ORDER TO BUILD A RESTAURANT ADJACENT TO AVENUE E. THE PROJECT WILL INCLUDE
ADEQUATE PEDESTRIAN WALKWAYS, PUBLIC GATHERING AREAS AND OUTDOOR DINING WITH FOOD AND SERVICES THAT CURRENTLY
DO NOT EXIST IN THE CITY OF YUCAIPA.  THE SHOPPING CENTER PROPOSES HAVING A 34,000 SF HEALTH CLUB, 5,200 SF
CONVENIENCE STORE AND FUEL SERVICE, APPROXIMATELY 31,600 SF OF RESTAURANTS, 3,800 SF EXPRESS CAR WASH, AND
APPROXIMATELY 60,000 SF OF MEDICAL OFFICE. THE PROJECT WILL INCLUDE GENEROUS PROPORTIONS OF OPEN SPACE WITH OVER
20% BEING LANDSCAPE AREAS.

WATER
WESTERN HEIGHTS WATER COMPANY
32352 AVENUE D
YUCAIPA, CA 92399
t: 909.790.1901

POWER
THE EDISON COMPANY
281 TENNESSEE STREET
REDLANDS, CA 92373
t: 909.335.7191

TELEPHONE
VERIZON
P.O. BOX 641
SAN BERNARDINO, CA
t: 909.482.6711

GAS
THE GAS COMPANY
1981 LUGONIA COMPANY
REDLANDS, CA 92373
t: 909.793.2725

SEWER
YUCAIPA VALLEY WATER DISTRICT
12270 2ND STREET
YUCAIPA, CA 92399
t: 909 .797.5117

CABLE
SPECTRUM CHARTER (TIME WARNER)
300 S. HIGHLAND SPRINGS RD, #10B
BANNING, CA 92220
t: 866.874.2389GENERAL NOTES

1. THIS IS A CONCEPTUAL SITE PLAN FOR PLANNING PURPOSES ONLY.
2. THIS SITE PLAN IS BASED ON A CAD FILE OF TOPO & BOUNDARY SURVEY PREPARED BY INLAND AERIAL SURVEYS, INC.
PROVIDED VIA E-MAIL 06.24.2018 AND YUCAIPA BOULEVARD STREET IMPROVEMENTS PREPARED BY APD CONSULTANTS,
INC. DATED ON 03.24.2016.

     

AREA A - COMMERCIAL
SITE AREA
COMMERCIAL SITE AREA:
ADDITIONAL AREA:
NET COMMERCIAL SITE AREA:
R-O-W DEDICATION:
TOTAL GROSS SITE AREA:

± 15.055 AC
± 0.1011 AC
± 15.156 AC
± 0.5466 AC
± 15.702 AC

BUILDING AREA
USER
MAJOR 1 (HEALTH CLUB)
PAD 1 (C-STORE)
PAD 2 (FAST-FOOD)
PAD 3 (FAST-FOOD)
PAD 4 (FAST-FOOD)
PAD 5 (FAST-FOOD)
     TENANT 1
     TENANT 2
PAD 6 (FAST FOOD)
PAD 7 (CAR WASH)
     CAR WASH TUNNEL
      OFFICE
PAD 8 (RESTAURANT)
TOTAL BUILDING AREA:
TOTAL HARDSCAPE AREA:
TOTAL BUILDING & HARDSCAPE AREA:
TOTAL BUILDING COVERAGE (65% MAX ALLOWED):
TOTAL HARDSCAPE COVERAGE:
TOTAL LOT COVERAGE (90% MAX ALLOWED):
TOTAL LANDSCAPE AREA:
TOTAL LANDSCAPE COVERAGE (10% MIN REQUIRED):

TOTAL BUILDING AREA
±  34,000 SF
±    5,187 SF
±    6,065 SF
±    3,000 SF
±    3,081 SF
±    7,200 SF

±4,300 SF
±2,900 SF

±    4,800 SF
±    3,779 SF

±3,145 SF
±   634 SF

          ±    7,500 SF
          ±  74,612 SF

±426,266 SF
±500,878 SF

± 11.30% (±  4,923 SF/AC)
±64.57% (±28,125 SF/AC)
±75.87% (±33,048 SF/AC)

±159,317 SF
±24.13% (±10,512 SF/AC)

PARKING SUMMARY - COMMERCIAL
SPACES PROVIDEDSPACES REQUIREDRATIO REQUIREDUSER

MAJOR 1 (HEALTH CLUB)
PAD 1 (C-STORE)
PAD 2 (FAST-FOOD)
PAD 3 (FAST-FOOD)
PAD 4 (FAST-FOOD)
PAD 5 (FAST-FOOD)
    TENANT 1
    TENANT 2
PAD 6 (FAST FOOD)
PAD 7 (CAR WASH)**
PAD 8 (RESTAURANT)
TOTAL PARKING:

TOTAL PARKING RATIO PROVIDED:

1 SP/250 SF
1 SP/250 SF
1 SP/50 SF*
1 SP/50 SF*
1 SP/50 SF*

1 SP/50 SF*
1 SP/50 SF*
1 SP/50 SF*
1 SP/250 SF
1 SP/50 SF*

  136 SP
21 SP
61 SP
30 SP
35 SP

43 SP
28 SP
48 SP
3 SP

95 SP
500 SP

223 SP
  29 SP
  65 SP
  39 SP
  32 SP
  52 SP

  47 SP
    3 SP
  98 SP
588***

* RESTAURANTS TO BE PARKED AT A RATIO OF 1 SP/50 SF OF SEATING AREA; ASSUME THAT 50% OF RESTAURANT 
BUILDING AREA IS DEDICATED AS SEATING AREA INCLUDING OUTDOOR SEATING.
** ONLY ±634 SF OF OFFICE AREA IS USED FOR REQUIRED PARKING. 22 VACUUM STALLS ARE NOT INCLUDED IN
PROVIDED PARKING.
*** TOTAL PROVIDED PARKING DOES NOT INCLUDE 11 LOADING SPACES.

EVC PARKING SUMMARY - COMMERCIAL
EVC SPACES PROVIDEDEVC SPACES REQUIREDUSER

MAJOR 1 (HEALTH CLUB)
PAD 1 (C-STORE)
PAD 2 (FAST-FOOD)
PAD 3 (FAST-FOOD)
PAD 4 (FAST-FOOD)
PAD 5 (FAST-FOOD)
    TENANT 1
    TENANT 2
PAD 6 (FAST FOOD)
PAD 7 (CAR WASH)
PAD 8 (RESTAURANT)
TOTAL EVC PARKING:

    14 SP
2 SP
4 SP
2 SP
2 SP
4 SP

2 SP
0 SP
7 SP

37 SP

    14 SP
2 SP
4 SP
2 SP
2 SP
4 SP

2 SP
0 SP
7 SP

37 SP

PROJECT SUMMARY

AREA B - MEDICAL OFFICE
SITE AREA
NET COMMERCIAL SITE AREA:
R-O-W DEDICATION:
TOTAL GROSS SITE AREA:

± 6.540 AC
±0.278 AC
±6.818 AC

BUILDING AREA
USER
MAJOR 2  - GROUND LEVEL (MEDICAL OFFICES)

   - SECOND LEVEL (MEDICAL OFFICES)
   - THIRD LEVEL (MEDICAL OFFICES)

TOTAL BUILDING AREA:
TOTAL HARDSCAPE AREA:
TOTAL BUILDING (GROUND LEVEL) & HARDSCAPE AREA:
TOTAL BUILDING COVERAGE (65% MAX ALLOWED):
TOTAL HARDSCAPE COVERAGE:
TOTAL LOT COVERAGE (90% MAX ALLOWED):
TOTAL LANDSCAPE AREA:
TOTAL LANDSCAPE COVERAGE (10% MIN REQUIRED):

TOTAL BUILDING AREA
±24,000 SF
±18,000 SF
±18,000 SF
±60,000 SF

±162,390 SF
±186,390 SF

±  8.43% (±  3,670 SF/AC)
 ±57.00% (±24,830 SF/AC)
±65.43% (±28,500 SF/AC)

±98,492 SF
±34.57% (±15,060 SF/AC)

SPACES PROVIDEDSPACES REQUIREDRATIO REQUIREDUSER
MAJOR 2 (MEDICAL OFFICES)
TOTAL PARKING:
TOTAL PARKING RATIO PROVIDED:

1 SP/5 DOCTORS TBD 342 SP
342 SP

PARKING SUMMARY - MEDICAL OFFICE

EVC SPACES PROVIDEDEVC SPACES REQUIREDUSER
MAJOR 2 (MEDICAL OFFICES) 20 SP

EVC PARKING SUMMARY - MEDICAL OFFICE

20 SP

STACKING PROVIDED

13 CARS
8 CARS

10 CARS

12 CARS

13 CARS
34 CARS

±7.88 SP/1000 SF

±5.70 SP/1000 SFCITY OF YUCAIPA, CA
CS (SERVICE COMMERCIAL)

RM-10M (RESIDENTIAL MULTIPLE)
CS (SERVICE COMMERCIAL)

     

APNS:  

     

PROJECT NOTES
1. EASEMENTS WILL BE LISTED ON TPM
2. NO HILLY TERRAIN ON SITE
3. HYDROLOGY AND GRADING PER CITY OF YUCAIPA STANDARDS
4. NO PROTECTED TREES ON SITE
5. SIGNAGE TO BE UNDER CENTER SIGN PROGRAM

     

AREA C - COMMERCIAL
SITE AREA
NET COMMERCIAL SITE AREA:
AVENUE E DEDICATION:
GROSS SITE AREA:

± 1.689 AC
± 0.033 AC
± 1.722 AC

BUILDING AREA
USER
PAD 1 (FAST FOOD)
TOTAL BUILDING AREA:
TOTAL HARDSCAPE AREA:
TOTAL BUILDING & HARDSCAPE AREA:
TOTAL BUILDING COVERAGE (65% MAX ALLOWED):
TOTAL HARDSCAPE COVERAGE:
TOTAL LOT COVERAGE (90% MAX ALLOWED):
TOTAL LANDSCAPE AREA:
TOTAL LANDSCAPE COVERAGE (10% MIN REQUIRED):

TOTAL BUILDING AREA
±  4,962 SF
±  4,962 SF
±41,985 SF
±46,947 SF

±  6.74% (±  2,938 SF/AC)
 ±57.07% (±24,858 SF/AC)
±63.81% (±27,796 SF/AC)

±26,626 SF
±36.19% (±15,764 SF/AC)

* RESTAURANTS TO BE PARKED AT A RATIO OF 1 SP/50 SF OF SEATING AREA; ASSUME THAT 50% OF RESTAURANT
BUILDING AREA IS DEDICATED AS SEATING AREA
**ASSUMING THE TOTAL INTERIOR SEATING AREA IS ±2,481 SF
***TOTAL PROVIDED PARKING DOES NOT INCLUDE 1 LOADING SPACE.

SPACES PROVIDEDSPACES REQUIREDRATIO REQUIREDUSER
PAD 1 (FAST FOOD)**
TOTAL PARKING:
TOTAL PARKING RATIO PROVIDED:

1 SP/50 SF* 50 SP
50 SP

83 SP
83 SP***

PARKING SUMMARY - COMMERCIAL

EVC SPACES PROVIDEDEVC SPACES REQUIREDUSER
PAD 1 (FAST FOOD) 5 SP

EVC PARKING SUMMARY - COMMERCIAL

5 SP

STACKING PROVIDED
30 CARS

±16.73 SP/1000 SF
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09.16.2020

SWC YUCAIPA BOULEVARD & 18TH STREET
30 Executive Park, Suite 100

Irvine, CA 92614

t: 949 296 0450  f: 949 296 0437

VANTAGEONE REAL ESTATE INVESTMENTS, LLC
4 CORPORATE PLAZA DRIVE, SUITE 210
NEWPORT BEACH, CA 92660
t: 949-631-6620   c: 949-903-3818
CONTACT: TOM ROBINSON, tnrii@aol.com

20170894.0
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SP-69 ALTERNATIVE

09.14.2020

SWC YUCAIPA BOULEVARD & 18TH STREET
30 Executive Park, Suite 100

Irvine, CA 92614

t: 949 296 0450  f: 949 296 0437

VONE Yucaipa, LLC
4 CORPORATE PLAZA DRIVE, SUITE 210, NEWPORT BEACH, CA 92660
t: 949-631-6620   c: 949-903-3818
CONTACT:  TOM ROBINSON, tom@v1invest.com

     GREG LUKOSKY, greg@v1invest.com 20170894.0

PAD 1 ALTERNATIVE A PAD 1 ALTERNATIVE B
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PROPERTY LINE

PEDESTRIAN ENTRANCE/CIRCULATION

VEHICULAR ENTRANCE/CIRCULATION

SERVICE ACCESS

EGRESS

SOLAR PANELS

MULTI-TENANT MONUMENT SIGN

FREESTANDING SITE IDENTIFICATION 

SIGN

USERS/COMMUNITY OUTDOOR SPACE

YUCAIPA KP MOB

ZONING: CS – SERVICE COMMERCIAL

BUILDING OCCUPANCY TYPE: MEDICAL OFFICE

SITE AREA: 6.5 ACRES

BUILDING AREA: 60 000 SF

NUMBER OF FLOORS: 3

PARKING REQUIRED:

YUCAIPA CODE 1/250 SF = 240 STALLS

KP STANDARD 1/200 SF = 300 STALLS

PARKING PROVIDED:

295 STANDARD STALLS

6 ACCESSIBLE STANDARD STALLS

2 ACCESSIBLE VAN STALLS

303 STALLS TOTAL

EV CHARGING STATIONS (INCLUDED IN 

REQUIRED PARKING #):

14 STANDARD STALLS

1 ACCESSIBLE STANDARD STALL

1 ACCESSIBLE  VAN  STALL 

LANDSCAPE REQUIRED = 20% OF THE SITE

LANDSCAPE PROVIDED = 32% OF THE SITE
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Proposed Site Plan

1
8
th
S
tr
e
e
t



YUCAIPA KP MOB  |  August 18, 2020  |  Page 3

South Elevation
FP-1 MP-1 AL-1 MP-5 MP-4 FP-2 MP-3 MP-2MP-6

GL-1FP-1 FP-2 AL-1MP-1 MP-2 MP-4 MP-5

GL-1  INSULATED GLAZING UNIT

FP-1  PREFABRICATED EXTERIOR WALL PANELS WITH EIFS FINISH

FP-2  PREFABRICATED EXTERIOR WALL PANELS WITH EIFS FINISH

MP-1  WINDOW TRIM – METAL COMPOSITE MATERIAL

AL-1   ALUMINUM WINDOWS / CURTAIN WALL

MP-2  CURTAIN WALL TRIM – METAL COMPOSITE MATERIAL

MP-3  CURTAIN WALL TRIM – METAL COMPOSITE MATERIAL

MP-4  CUSTOM PERFORATED METAL SCREEN

MP-5  CANOPY – PAINTED METAL

MP-6  METAL PANEL CLADDING SYSTEM

MP-3

MP-6
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North Elevation
FP-1MP-1 AL-1

FP-2

MP-6

GL-1

GL-1FP-1 FP-2 AL-1MP-1 MP-2 MP-4 MP-5

GL-1  INSULATED GLAZING UNIT

FP-1  PREFABRICATED EXTERIOR WALL PANELS WITH EIFS FINISH

FP-2  PREFABRICATED EXTERIOR WALL PANELS WITH EIFS FINISH

MP-1  WINDOW TRIM – METAL COMPOSITE MATERIAL

AL-1   ALUMINUM WINDOWS / CURTAIN WALL

MP-2  CURTAIN WALL TRIM – METAL COMPOSITE MATERIAL

MP-3  CURTAIN WALL TRIM – METAL COMPOSITE MATERIAL

MP-4  CUSTOM PERFORATED METAL SCREEN

MP-5  CANOPY – PAINTED METAL

MP-6  METAL PANEL CLADDING SYSTEM

MP-3

MP-6
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East Elevation FP-1MP-1 MP-6MP-5 FP-2MP-3MP-2 AL-1

GL-1FP-1 FP-2 AL-1MP-1 MP-2 MP-4 MP-5

GL-1  INSULATED GLAZING UNIT

FP-1  PREFABRICATED EXTERIOR WALL PANELS WITH EIFS FINISH

FP-2  PREFABRICATED EXTERIOR WALL PANELS WITH EIFS FINISH

MP-1  WINDOW TRIM – METAL COMPOSITE MATERIAL

AL-1   ALUMINUM WINDOWS / CURTAIN WALL

MP-2  CURTAIN WALL TRIM – METAL COMPOSITE MATERIAL

MP-3  CURTAIN WALL TRIM – METAL COMPOSITE MATERIAL

MP-4  CUSTOM PERFORATED METAL SCREEN

MP-5  CANOPY – PAINTED METAL

MP-6  METAL PANEL CLADDING SYSTEM

MP-3

MP-6
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West Elevation FP-1 MP-1 AL-1 MP-5MP-4FP-2 MP-3MP-6

GL-1FP-1 FP-2 AL-1MP-1 MP-2 MP-4 MP-5

GL-1  INSULATED GLAZING UNIT

FP-1  PREFABRICATED EXTERIOR WALL PANELS WITH EIFS FINISH

FP-2  PREFABRICATED EXTERIOR WALL PANELS WITH EIFS FINISH

MP-1  WINDOW TRIM – METAL COMPOSITE MATERIAL

AL-1   ALUMINUM WINDOWS / CURTAIN WALL

MP-2  CURTAIN WALL TRIM – METAL COMPOSITE MATERIAL

MP-3  CURTAIN WALL TRIM – METAL COMPOSITE MATERIAL

MP-4  CUSTOM PERFORATED METAL SCREEN

MP-5  CANOPY – PAINTED METAL

MP-6  METAL PANEL CLADDING SYSTEM

MP-3

MP-6
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Entry View from SE (18th Street)
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Street View from NE (Yucaipa Boulevard)



YUCAIPA KP MOB  |  August 18, 2020  |  Page 9

Plan Diagrams

First Floor Second Floor Third Floor
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Thank You
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