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1 Introduction 

This Findings of Fact and Statement of Overriding Considerations (Findings) addresses the environmental effects 

associated with the proposed Mission Boulevard and Ramona Avenue Business Park Project (Project), as described 

in the Draft Environmental Impact Report (Draft EIR) and Final Environmental Impact Report (Final EIR). These 

Findings are made pursuant to the California Environmental Quality Act (CEQA) (California Public Resources Code 

[PRC], Section 21000 et seq.), specifically PRC Sections 21081, 21081.5, and 21081.6, and the CEQA Guidelines 

(14 CCR 15000 et seq.), specifically Sections 15091 and 15093. The Draft EIR examines the full range of potential 

effects of construction and operation of the proposed Project and identifies standard mitigation practices that could 

be employed to reduce, minimize, or avoid those potential effects. 

1.1 Purpose 

PRC Section 21081 and CEQA Guidelines Section 15091 require that the lead agency, in this case the City of Montclair 

(City), prepare written findings for identified significant effects, accompanied by a brief explanation of the rationale for 

each finding. Specifically, CEQA Guidelines Section 15091 states, in part, that: 

a) No public agency shall approve or carry out a project for which an EIR has been certified which 

identifies one or more significant environmental effects of the project unless the public agency 

makes one or more written findings for each of those significant effects, accompanied by a 

brief explanation of the rationale for each finding. The possible findings are: 

1) Changes or alterations have been required in, or incorporated into, the project which avoid 

or substantially lessen the significant environmental effect as identified in the final EIR. 

2) Such changes or alterations are within the responsibility and jurisdiction of another public 

agency and not the agency making the finding. Such changes have been adopted by such 

other agency or can and should be adopted by such other agency. 

3) Specific economic, legal, social, technological, or other considerations, including provision 

of employment opportunities for highly trained workers, make infeasible the mitigation 

measures or project alternatives identified in the final EIR. 

In accordance with PRC Section 21081 and CEQA Guidelines Section 15093 whenever significant effects cannot 

be mitigated to below a level of significance, the decision‐making agency is required to balance, as applicable, the 

benefits of the project against its unavoidable environmental risks when determining whether to approve the 

project. If the benefits of a project outweigh the unavoidable adverse environmental effects, the adverse effects 

may be considered “acceptable.” In that case, the decision-making agency may prepare and adopt a Statement of 

Overriding Considerations, pursuant to the CEQA Guidelines. 

Section 15093 of the CEQA Guidelines states that: 

a) CEQA requires the decision-making agency to balance, as applicable, the economic, legal, social, 

technological, or other benefits of a proposed project against its unavoidable environmental risks 

when determining whether to approve the project. If the specific economic, legal, social, 

technological, or other benefits of a proposed project outweigh the unavoidable adverse 

environmental effects, the adverse environmental effects may be considered "acceptable." 
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b) When the lead agency approves a project which will result in the occurrence of significant effects 

which are identified in the final EIR but are not avoided or substantially lessened, the agency 

shall state in writing the specific reasons to support its action based on the Final EIR and/or other 

information in the record. The statement of overriding considerations shall be supported by 

substantial evidence in the record. 

c) If an agency makes a statement of overriding considerations, the statement should be included in 

the record of the project approval and should be mentioned in the notice of determination. This 

statement does not substitute for, and shall be in addition to, findings required pursuant to Section 

15091.  

The EIR identified potentially significant effects that could result from implementation of the proposed Project. The 

City finds that the inclusion of certain mitigation measures as part of the approval of the Project will reduce most, 

but not all, of those effects to less-than‐significant levels. Those impacts that are not reduced to less‐than‐

significant levels are identified and overridden due to specific Project benefits.  

1.1.1 Record of Proceedings 

For the purposes of CEQA and the Findings, herein is set forth the record of proceedings for the Project, which 

consists of those items listed in PRC Section 21167.6(e), which generally includes all documents relating to the 

Project, along with other miscellaneous items contained within the City’s files that are relevant to the consideration 

of the Project. The record of proceedings for the City’s decision on the Project consists of the following documents, 

at a minimum and without limitation, which are incorporated by reference and made part of the record supporting 

these Findings: 

• The Notice of Preparation, Notice of Availability, and all other public notices issued by the City in conjunction 

with the Project 

• The Draft EIR for the Project and all technical appendices and documents relied upon or incorporated by reference 

• All written comments submitted by agencies, organizations, or members of the public during the public 

review comment period on the Draft EIR and the City’s responses to those comments 

• The Final EIR for the Project 

• The MMRP for the Project 

• All reports, studies, memoranda, maps, staff reports, or other planning documents relating to the Project 

prepared by the City or consultants to the City with respect to the City’s compliance with the requirements of 

CEQA and with respect to the City’s action on the Project 

• All documents submitted to the City by other public agencies or members of the public in connection with 

the Draft EIR 

• Any minutes and/or verbatim transcripts of all information sessions, public meetings, and public hearings 

held by the City in connection with the Project 

• Any documentary or other evidence submitted to the City at such information sessions, public meetings, 

and public hearings 

• All resolutions adopted by the City regarding the Project, and all staff reports, analyses, and summaries 

related to the adoption of those resolutions 
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• Matters of common knowledge to the City, including, but not limited to federal, state, and local laws and 

regulations 

• Any documents expressly cited in these Findings, in addition to those cited above, and any other materials 

required for the record of proceedings by PRC Section 21167.6(e) 

1.1.2 Custodian and Location of Records  

The documents and other materials that constitute the record of proceedings for the City’s actions related to the 

Project are located at the City of Montclair, Community Development Department, Planning Division, 5111 Benito 

Street, Montclair, California 91763. The City is the custodian of the record of proceedings for the Project. 
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2 CEQA Findings of  

Independent Judgement 

2.1 Independent Review and Analysis 

Under CEQA, the lead agency must (1) independently review and analyze the EIR; (2) circulate draft documents that 

reflect its independent judgment; (3) as part of the certification of an EIR, find that the report or declaration reflects 

the independent judgment of the lead agency; and (4) submit copies of the documents to the State Clearinghouse 

if there is state agency involvement or if the project is of statewide, regional, or area-wide significance (PRC Section 

21082.1[c]). 

These Findings reflect the City’s independent judgment. The City has exercised independent judgment in 

accordance with PRC Section 21082.1(c)(3) in retaining its own environmental consultant in the preparation of the 

EIR, as well as reviewing, analyzing, and revising material prepared by the consultant. 

Having received, reviewed, and considered the information in the Draft EIR and Final EIR, as well as any and all 

other information in the record, the City hereby makes findings pursuant to and in accordance with PRC Sections 

21081, 21081.5, and 21081.6. 

2.2 Impacts Determined to Be Significant  

and Unavoidable 

• The City Council hereby finds that, despite the incorporation of Mitigation Measures identified in the EIR 

and in these Findings, the following environmental impacts cannot be fully mitigated to a less than 

significant level and a Statement of Overriding Considerations is therefore included herein. 

2.2.1 Air Quality 

2.2.1.1 Air Quality Plans and Air Quality Standards  

Threshold: Would the Project conflict with or obstruct implementation of the applicable air quality plan; violate any 

air quality standard or contribute substantially to an existing or projected air quality violation? 

Finding: Significant and unavoidable. 

Explanation: The Project site is located within the SCAB under the jurisdiction of the SCAQMD, which is the local 

agency responsible for administration and enforcement of air quality regulations for the area. The SCAQMD has 

established criteria for determining consistency with the AQMP, currently the 2016 AQMP, in Chapter 12, Sections 

12.2 and 12.3, in the SCAQMD CEQA Air Quality Handbook (SCAQMD 1993). The criteria are as follows (SCAQMD 

1993): 
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• Consistency Criterion No. 1: The proposed project will not result in an increase in the frequency or severity 

of existing air quality violations or cause or contribute to new violations, or delay the timely attainment of 

air quality standards of the interim emissions reductions specified in the AQMP. 

• Consistency Criterion No. 2: The proposed project will not exceed the assumptions in the AQMP or 

increments based on the year of project buildout and phase.  

Consistency Criterion No. 1 

As discussed below, the Project would exceed the SCAQMD significance threshold for VOC during construction and 

NOx during operation prior to mitigation. With implementation of mitigation measures MM-AQ-2 through MM-AQ-7, 

the Project would still exceed the SCAQMD significance threshold for NOx during operation. Therefore, the Project 

would result in an increase in the frequency or severity of existing air quality violations. Therefore, the Project would 

conflict with Consistency Criterion No. 1 of the SCAQMD CEQA Air Quality Handbook. 

Consistency Criterion No. 2 

While striving to achieve the NAAQS for O3 and PM2.5 and the CAAQS for O3, PM10, and PM2.5 through a variety of 

air quality control measures, the 2016 AQMP also accommodates planned growth in the SCAB. Projects are 

considered consistent with, and would not conflict with or obstruct implementation of, the AQMP if the growth in 

socioeconomic factors (e.g., population, employment) is consistent with the underlying regional plans used to 

develop the AQMP (per Consistency Criterion No. 2 of the SCAQMD CEQA Air Quality Handbook).  

The SCAQMD primarily uses demographic growth forecasts for various socioeconomic categories (e.g., population, 

housing, employment by industry) developed by the Southern California Association of Governments (SCAG) for its 

RTP/SCS (SCAG 2016), which is based on general plans for cities and counties in the SCAB, for the development 

of the AQMP emissions inventory (SCAQMD 2017a).1 The SCAG 2016 RTP/SCS, and associated Regional Growth 

Forecast, are generally consistent with the local plans; therefore, the 2016 AQMP is generally consistent with local 

government plans. The City’s General Plan designates the entire Project site as General Commercial. According to 

the City’s Zoning Map, the Project site contains a mix of zoning designations including C3 General Commercial, MIP 

Manufacturing Industrial, and M1 Limited Manufacturing (City of Montclair 2013; City of Montclair 2018). The 

Project would require a General Plan Amendment and zone change. Therefore, the Project is not consistent with 

the underlying zoning for the site. 

Because the future tenants are not known yet, the number of jobs that the Project would generate cannot be 

precisely determined, but can be estimated. For purposes of this analyses, employment estimates were calculated 

using average employment density factors reported by SCAG. SCAG reports that for every 2,111 square feet of 

warehouse space in San Bernardino County, the median number of jobs supported is one employee (SCAG 2001). 

The Project would include approximately 514,269 square feet of flexible industrial space. As such, the estimated 

number of employees required for operation would be approximately 244 persons. 

 
1  Information necessary to produce the emission inventory for the SCAB is obtained from the SCAQMD and other governmental 

agencies, including CARB, Caltrans, and SCAG. Each of these agencies is responsible for collecting data (e.g., industry growth 

factors, socioeconomic projections, travel activity levels, emission factors, emission speciation profile, and emissions) and 

developing methodologies (e.g., model and demographic forecast improvements) required to generate a comprehensive 

emissions inventory. SCAG incorporates these data into their Travel Demand Model for estimating/projecting vehicle miles 

traveled (VMT) and driving speeds. SCAG’s socioeconomic and transportation activities projections in their 2016 RTP/SCS are 

integrated in the 2016 AQMP (SCAQMD 2017a). 
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As mentioned previously, SCAG has adopted Connect SoCal, the 2020-2045 RTP/SCS, but the growth projections 

have not yet been incorporated into an adopted AQMP. SCAQMD is currently developing the 2022 AQMP, which will 

incorporate these updated regional growth projections. According to SCAG’s 2016-2040 RTP/SCS which is 

incorporated into the SCAQMD 2016 AQMP, the City is expected to have an employment population of 16,500 in 

2012 and 19,000 in 2040, for an annual growth rate of 104 employees. The Project would employ 244 persons in 

2024. As such, the Project’s designed employment exceeds the annual growth projections for the City. 

As the Project would contribute to local population and employment growth and associated VMT that is not 

anticipated for the Project site in the existing General Plan, the Project is not accounted for in the State 

Implementation Plan (SIP) and the Regional Air Quality Strategy (RAQS), and the Project potentially would not be 

consistent with local air quality plans. The impact would be eliminated once the SCAQMD completes a future update 

to the RAQS, which would be based on updated SCAG population and growth projections for the region. Mitigation 

Measure MM-AQ-1 is provided to ensure population growth and vehicle trips generated from the Project are 

provided to SCAG for incorporation into the future AQMP update. This update will likely occur following Project 

approval; therefore, at this time the impact is considered potentially significant. 

Summary 

Construction emissions would be reduced to below SCAQMD’s thresholds with the implementation of mitigation 

measure MM-AQ-2. However, mitigated operational emissions would not be reduced to below significance levels. 

Therefore, the Project would conflict with the SCAQMD Consistency Criterion No. 1. Furthermore, the Project would 

exceed the growth projections within the 2016 SCAG RTP/SCS and 2016 SCAQMD AQMP. Implementation of MM-

AQ-1 would ensure that the appropriate employment growth projections at the Project site would be incorporated 

into the next SCAG RTP/SCS (anticipated to be in 2024) and would thereby, be incorporated into the following 

SCAQMD AQMP. As the SCAQMD is in process of preparing their 2022 AQMP based on the SCAG 2020 RTP/SCS, 

there in an anticipated interim period where the SCAG RTP/SCS growth projections and the SCAQMD AQMP do not 

reflect the appropriate employment growth at the Project site; however, this will eventually be resolved with updates 

of both plans. As such, the Project would still conflict with SCAQMD Consistency Criterion No. 2. Therefore, impacts 

would remain significant and unavoidable. (Draft EIR, p. 4.1-52.) 

2.2.1.2 Cumulatively Considerable Net Increase of Criteria Pollutants  

Threshold: Would the Project result in 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? 

Finding: Significant and unavoidable. 

Explanation: 

Operational Emissions  

The proposed Project would include the construction of 514,269 square feet of warehouse and industrial park. 

Operation of the Project would generate VOC, NOx, CO, SOx, PM10, and PM2.5 emissions from mobile sources, including 

vehicle trips from customers, employees, and delivery trips; area sources, including the use of consumer products, 

architectural coatings for repainting, and landscape maintenance equipment; off-road equipment; and energy 

sources, including combustion of fuels used for space and water heating and cooking appliances. Pollutant 
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emissions associated with long-term operations were quantified using CalEEMod and mobile emissions were 

quantified using EMFAC2021 in a spreadsheet model.  

The combined daily area, energy, off-road, and mobile source emissions would not exceed the SCAQMD operational 

thresholds for VOC, CO, SOx, PM10, and PM2.5. However, the Project would exceed the operational significance 

threshold for NOx emissions, primarily due to mobile sources. Therefore, the Project would result in a potentially 

significant impact during operation and mitigation is required.  

Mitigation measures MM-AQ-3 through MM-AQ-7 shall be implemented to reduce emissions of NOx and DPM 

generated during operation of the Proposed Project.  

The calculations factored in the mitigated daily area, energy, off-road equipment, and mobile source emissions 

associated with operation (year 2024) of the Project. Mitigation measures MM-AQ-4, MM-AQ-5, and MM-AQ-7 were 

included in the calculation. Mitigation measures MM-AQ-3 and MM-AQ-6 do not have reliable quantifiable 

methodologies for reducing criteria air pollutants and thus, were not included in the mitigated emissions. Although 

mitigation measures MM-AQ-3 and MM-AQ-6 were not quantified, they will result in a reduction in criteria air 

pollutants from the Project in and around the Project site. The values shown are the maximum summer or winter 

daily emissions results from CalEEMod.  

While implementation of MM-AQ-3 through MM-AQ-7 would reduce proposed Project-generated operational 

emissions, NOx emissions were not reduced below the SCAQMD mass daily threshold for NOx. Therefore, the 

potential for the Proposed Project to result in a cumulatively considerable net increase of any criteria pollutant for 

which the Proposed Project region is non-attainment under an applicable national or California ambient air quality 

standard is significant and unavoidable. (Draft EIR, pp. 4.1-38 through 4.1-40.) 

2.2.1.3 Mitigation Measures  

The following mitigation measures would be required to offset Project impacts. 

MM-AQ-1 Prior to Southern California Association of Governments (SCAG’s) next update to the regional 

growth forecast as part of the Regional Transportation Plan/Sustainable Communities Strategy, 

the City of Montclair (City) shall prepare a revised employment forecast for SCAG that reflects 

anticipated growth generated from the proposed Project. The updated forecast provided to SCAG 

shall be used to inform the South Coast Air Quality Management District’s update to the Air Quality 

Management Plan. The City shall prepare and submit a letter notifying the South Coast Air Quality 

Management District of this revised forecast for use in the future update to the Air Quality 

Management Plan as required. 

MM-AQ-2 Construction Equipment. Prior to the approval of any construction-related permits, the Project 

applicant or its designee shall place the following requirements on all plans, which shall be 

implemented during each construction phase to minimize diesel particulate matter emissions:  

a. Heavy-duty diesel-powered construction equipment shall be equipped with Tier 4 Interim or better 

diesel engines for engines 75 horsepower or greater. The City shall verify and approve all pieces 

within the construction fleet that would not meet Tier 4 Interim standards. 
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b. Vehicles in loading and unloading queues shall not idle for more than 5 minutes and shall turn 

their engines off when not in use to reduce vehicle emissions. 

c. All construction equipment shall be properly tuned and maintained in accordance with 

manufacturer’s specifications. 

d. When construction equipment units that are less than 50 horsepower would be employed, that 

equipment shall be electrical or natural-gas powered, where available. 

e. A Construction Traffic Control Plan shall be developed to ensure construction traffic and 

equipment use is minimized to the extent practicable. The Construction Traffic Control Plan shall 

include measures to reduce the amount of large pieces of equipment operating simultaneously 

during peak construction periods, schedule vendor and haul truck trips to occur during non-peak 

hours, establish dedicated construction parking areas to encourage carpooling and efficiently 

accommodate construction vehicles, identify alternative routes to reduce traffic congestion 

during peak activities, and increase construction employee carpooling. 

MM-AQ-3 Vehicle Miles Traveled Reduction Strategies. Prior to the approval of any construction-related 

permits, the Project applicant or its designee shall prepare a Transportation Demand Management 

(TDM) Program to facilitate increased opportunities for transit, bicycling, and pedestrian travel, as 

well as provide the resources, means, and incentives for ride-sharing and carpooling to reduce vehicle 

miles traveled and associated criteria air pollutant emissions. The Plan shall be subject to the City’s 

review and approval. The following components are to be included in the TDM Program: 

Bicycle and Pedestrian Travel 

a) Develop a comprehensive pedestrian network designed to provide safe bicycle and pedestrian 

access between the various internal Proposed Project land uses, which will include design 

elements to enhance walkability and connectivity and shall minimize barriers to pedestrian 

access and interconnectivity. Physical barriers, such as walls or landscaping, that impede 

pedestrian circulation shall be eliminated. 

b) The Proposed Project design shall include a network that connects the Proposed Project uses 

to the existing off-site facilities (e.g., existing off-site bike paths). 

c) Proposed Project design shall include pedestrian/bicycle safety and traffic calming measures 

in excess of jurisdiction requirements. Roadways shall be designed to reduce motor vehicle 

speeds and encourage pedestrian and bicycle trips with traffic calming features. Traffic calming 

features may include: marked crosswalks, count-down signal timers, curb extensions, speed 

tables, raised crosswalks, raised intersections, median islands, tight corner radii, roundabouts 

or mini-circles, on-street parking, planter strips with street trees, chicanes/chokers, and others. 

d) Provide bicycle parking facilities along main travel corridors: one bike rack space per 20 

vehicle/employee parking spaces or to meet demand, whichever results in the greater number 

of bicycle racks. 

e) Provide shower and locker facilities to encourage employees to bike and/or walk to work: one 

shower and three lockers per every 25 employees. 
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Ride-Sharing and Commute Reduction 

f) Promote ridesharing programs through a multi-faceted approach, such as designating a certain 

percentage of parking spaces for ridesharing vehicles; designating adequate passenger 

loading and unloading and waiting areas for ridesharing vehicles; or providing a website or 

message board for coordinating rides. 

g) Implement marketing strategies to reduce commute trips. Information sharing and marketing 

are important components to successful commute trip-reduction strategies. Implementing 

commute trip-reduction strategies without a complementary marketing strategy would result in 

lower VMT reductions. Marketing strategies may include: new employee orientation of trip 

reduction and alternative mode options; event promotions; or publications. 

h) One percent (1%) of vehicle/employee parking spaces shall be reserved for preferential spaces 

for car pools and van pools. 

i) Coordinate with the Southern California Association of Governments (SCAG) for carpool, 

vanpool, and rideshare programs that are specific to the Proposed Project. 

j) Implement a demand-responsive shuttle service that provides access throughout the GCSP 

area, to the park-and-ride lots, and to the nearby transit centers. 

Transit 

k) Bus pull-ins shall be constructed where appropriate within the Proposed Project area. 

l) Coordinate with SCAG on the future siting of transit stops/stations within or near the Project. 

MM-AQ-4 Encourage Electric Vehicles. Prior to the approval of any construction-related permits, the Project 

applicant or its designee shall place the following requirements on all plans, which shall be 

implemented during construction: 

a) Install Level 2 EV charging stations in 10% of all parking spaces, with a minimum of 43 EV 

charging stalls for the Project site. 

b) Install EV infrastructure at truck loading bays for trucks to plug-in when commercially available. 

MM-AQ-5 Idling Restriction. For proposed Project land uses that include truck idling, the Project shall 

minimize idling time of all vehicles and equipment to the extent feasible and shall include such 

restrictions in the Covenants, Conditions, and Restrictions (CCRs) for tenants of the Project; idling 

for periods of greater than five (5) minutes shall be prohibited. Signage shall be posted at truck 

parking spots, entrances, and truck bays advising that idling time shall not exceed five (5) minutes 

per idling location. To the extent feasible, the tenant shall restrict idling emission from trucks by 

using auxiliary power units and electrification.  

MM-AQ-6  Energy Conservation. Prior to the approval of any construction-related permits, the Project applicant 

or its designee shall place the following requirements on all plans, which shall be implemented during 

each construction phase: 

a) Install a solar-ready rooftop to facilitate the installation of solar photovoltaic panels in the future. 
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b) Purchase 100% renewable electricity through SCE. 

c) Install Energy Star rated heating, cooling, lighting, and appliances. 

d) Outdoor lighting shall be light emitting diodes (LED) or other high-efficiency lightbulbs. 

e) Provide information on energy efficiency, energy efficient lighting and lighting control systems, energy 

management, and existing energy incentive programs to future tenants of the Proposed Project. 

f) Non-residential structures shall meet the U.S. Green Building Council standards for cool roofs. 

This is defined as achieving a 3-year solar reflective index (SRI) of 64 for a low-sloped roof and 

32 for a high-sloped roof. 

g) Outdoor pavement, such as walkways and patios, shall include paving materials with 3-year 

SRI of 0.28 or initial SRI of 0.33. 

h) Construction of modest cool roof, defined as Cool Roof Rating Council (CRRC) Rated 0.15 aged 

solar reflectance and 0.75 thermal emittance. 

i) Use of Heating, Ventilation and Air Conditioning (HVAC) equipment with a Seasonal Energy 

Efficiency Ratio (SEER) of 12 or higher. 

j) Installation of water heaters with an energy factor of 0.92 or higher. 

k) Maximize the use of natural lighting and include daylighting (e.g., skylights, windows) in rooms 

with exterior walls that would normally be occupied. 

l) Include high-efficacy artificial lighting in at least 50% of unit fixtures. 

m) Install low-NOx water heaters and space heaters, solar water heaters, or tank-less water heaters. 

n) Use passive solar cooling/heating. 

o) Strategically plant trees to provide shade. 

p) Structures shall be equipped with outdoor electric outlets in the front and rear of the structure 

to facilitate use of electrical lawn and garden equipment. 

MM-AQ-7 Electric Forklifts and Yard-Trucks. Proposed Project warehouse and manufacturing tenants shall 

require that all forklifts and yard-trucks are electric-powered or utilize other zero-emission 

technology. These requirements shall be included in the Project’s Covenants, Conditions, and 

Restrictions (CCRs). 

2.2.2 Greenhouse Gas Emissions 

2.2.2.1 Emissions Generation 

Threshold: Would the Project generate greenhouse gas emissions, either directly or indirectly, that may have a 

significant impact on the environment? 

Finding: Significant and unavoidable. 
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Explanation: 

Construction Impacts 

Construction of the proposed Project would result in GHG emissions, which are primarily associated with use of off-

road construction equipment and on-road vehicles (haul trucks, vendor trucks, and worker vehicles). The SCAQMD 

Draft Guidance Document – Interim CEQA Greenhouse Gas (GHG) Significance Threshold (2008) recommends 

that, “construction emissions be amortized over a 30-year project lifetime, so that GHG reduction measures will 

address construction GHG emissions as part of the operational GHG reduction strategies.” Thus, the total 

construction GHG emissions were calculated, amortized over 30 years, and added to the total operational emissions 

for comparison with the GHG significance threshold of 3,000 MT CO2e per year. Therefore, the determination of 

significance is addressed in the operational emissions discussion following the estimated construction emissions.  

CalEEMod was used to calculate the annual GHG emissions based on the Project’s construction scenario. Construction 

of the proposed Project is assumed to last a total of approximately 28 months. The first full year of construction is 

assumed to begin in 2021 for modeling purposes2. The estimated total GHG emissions during construction would total 

approximately 3,190 MT CO2e over the assumed construction period. Estimated proposed Project-generated 

construction emissions amortized over 30 years would be approximately 106 MT CO2e per year. Because there is no 

separate GHG threshold for construction, the evaluation of significance is discussed in the operational emissions analysis 

in the following text.  

Operational Impacts 

Operation of the proposed Project would generate GHG emissions through motor vehicle trips (including passenger 

vehicles and heavy-duty truck trips3); landscape maintenance equipment operation (area source); energy use (natural 

gas and electricity); solid waste disposal; water supply, treatment, and distribution and wastewater treatment; and other 

sources of emissions (off-road equipment and forklifts). CalEEMod was used to calculate the annual GHG emissions 

based on the operational assumptions described under Approach and Methodology. Estimated annual proposed 

Project-generated GHG emissions would be approximately 16,855 MT CO2e per year as a result of proposed Project 

operations only. After accounting for amortized proposed Project construction emissions, total GHGs generated by 

the Project would be approximately 16,961 MT CO2e per year. As such, annual operational GHG emissions with 

amortized construction emissions would exceed the SCAQMD threshold of 3,000 MT CO2e per year. Therefore, 

impacts would be potentially significant and mitigation measures would be required. As discussed below, 

implementation of the following mitigation measures identified to reduce potential air quality impacts, would also 

reduce operation-related GHG emissions: MM-AQ-3 (Vehicle Miles Traveled Reduction Strategies), MM-AQ-4 

(Encourage Electric Vehicles), MM-AQ-5 (Idling Restriction), MM-AQ-6 (Energy Conservation), and MM-AQ-7 (Electric 

Forklifts and Yard Trucks). In addition, mitigation measures MM-GHG-1 (Water Conservation) and MM-GHG-2 (Solid 

 
2  Based on information provided by the Project applicant, it is assumed that construction of the Project would last approximately 

28 months. At the time of the preparation of this analysis, it was anticipated that construction would begin in October 2021. 

However, due to delays, construction is now anticipated to begin in Summer 2022. To maintain consistency with other technical 

analysis herein, a start date of October 2021 is maintained throughout the EIR because it represents a worst-case scenario for 

criteria air pollutant and GHG emissions. This is because equipment and vehicle emission factors for later years would be slightly 

less due to more stringent standards for in-use off-road equipment and heavy-duty trucks, as well as fleet turnover replacing older 

equipment and vehicles in later years. 
3  “Heavy-duty trucks” include light-heavy-duty trucks (categories 1 and 2 in EMFAC, 2-axle), medium-heavy-duty trucks (3-axle), and 

heavy-heavy-duty trucks (4+-axle). 
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Waste Reduction) shall be implemented to reduce GHG emissions generated during operation of the proposed 

Project. 

Estimated annual proposed Project-generated mitigated GHG emissions would be approximately 14,381 MT CO2e 

per year as a result of proposed Project operations only. After accounting for amortized proposed Project 

construction emissions, total GHGs generated by the proposed Project would be approximately 14,487 MT CO2e 

per year. As such, annual mitigated operational GHG emissions with amortized construction emissions would 

exceed the SCAQMD threshold of 3,000 MT CO2e per year. However, with mitigation, emissions from the Project 

would still exceed the SCAQMD significance threshold and impacts would be significant and unavoidable. (Draft 

EIR, pp. 4.6-24 through 4.6-27.) 

2.2.2.2 Emission Reduction Plans 

Threshold: Would the Project conflict with an applicable plan, policy, or regulation adopted for the purpose of 

reducing the emission of greenhouse gases? 

Finding: Significant and unavoidable. 

Explanation: As discussed in additional detail below, the Project may conflict with applicable plans to reduce GHGs.  

On May 7, 2020, SCAG’s Regional Council adopted Connect SoCal (2020 - 2045 Regional Transportation 

Plan/Sustainable Communities Strategy) for federal transportation conformity purposes only. The SCAG 2020–2045 

RTP/SCS is a regional growth management strategy that targets per-capita GHG reduction from passenger vehicles 

and light trucks in the southern California region pursuant to SB 375. In addition to demonstrating the region’s 

ability to attain the GHG emission-reduction targets set forth by CARB, the 2020–2045 RTP/SCS outlines a series 

of actions and strategies for integrating the transportation network with an overall land use pattern that responds 

to projected growth, housing needs, changing demographics, and transportation demands. Thus, successful 

implementation of the 2020–2045 RTP/SCS would result in more complete communities with a variety of 

transportation and housing choices, while reducing automobile use.  

The following strategies are intended to be supportive of implementing the 2020–2045 RTP/SCS and reducing 

GHGs: focus growth near destinations and mobility options; promote diverse housing choices; leverage technology 

innovations; support implementation of sustainability policies; and promote a green region. The strategies that 

pertain to SCAG’s support of local jurisdiction sustainability efforts would not apply to the proposed Project. The 

Project’s compliance with the remaining applicable strategies is presented below.  

• Focus Growth Near Destinations and Mobility Options. The proposed Project’s compliance with this strategy 

of the 2020–2045 RTP/SCS is demonstrated via the Project’s land use characteristics and features that 

would reduce vehicular trips and VMT. Regarding VMT reduction characteristics, the Project is an infill 

development located adjacent to transit stops. As such, the proposed Project would provide employment 

opportunities within proximity to transit services. The nature of the Project’s site location would reduce VMT 

and associated GHG emissions by being in proximity to complimentary land uses and employment centers, 

which could encourage use of alternative transportation methods such as transit, walking, or biking, or would 

result in shorter vehicle trips. 

• Leverage Technology Innovations. One of the technology innovations identified in the 2020–2045 RTP/SCS 

that would apply to the proposed Project is the promotion and support of low emission technologies for 
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transportation, such as alternative fueled vehicles to reduce per capita GHG emissions. The Project would 

support this goal through the inclusion of 43 EV charging stalls and installation of EV infrastructure at truck 

loading bays, as part of mitigation measure MM-AQ-4, as well as use of electric forklifts and yard-trucks as 

part of mitigation measure MM-AQ-7.  

• Promote a Green Region. Another applicable strategy within the 2020–2045 RTP/SCS, for individual 

developments such as the proposed Project, involves promoting a green region through efforts such as 

supporting local policies for renewable energy production and promoting more resource efficient 

development (e.g., reducing energy consumption) to reduce GHG emissions. Targeted sustainable design 

strategies of the proposed Project, in addition to meeting the requirements of California’s Building Energy 

Efficiency Standards and CALGreen. The Project would include VMT reduction strategies as part of 

mitigation measure MM-AQ-3, promote energy conservation as part of mitigation measure MM-AQ-6, and 

have electric off-road equipment as part of mitigation measure MM-AQ-7. And as mentioned above, the 

proposed Project also would include 43 electric vehicle charging stalls and EV infrastructure as truck 

loadings bays as part of MM-AQ-4. 

Based on the analysis above, the proposed Project would be consistent with the SCAG 2020–2045 RTP/SCS. 

Consistency with CARB’s Scoping Plan 

The Scoping Plan (approved by CARB in 2008 and updated in 2014 and 2017) provides a framework for actions to 

reduce California’s GHG emissions and requires CARB and other state agencies to adopt regulations and other 

initiatives to reduce GHGs. The Scoping Plan is not directly applicable to specific projects, nor is it intended to be 

used for project-level evaluations.4 Under the Scoping Plan, however, there are several state regulatory measures 

aimed at the identification and reduction of GHG emissions. CARB and other state agencies have adopted many of 

the measures identified in the Scoping Plan. Most of these measures focus on area source emissions (e.g., energy 

usage, high-GWP GHGs in consumer products) and changes to the vehicle fleet (i.e., hybrid, electric, and more fuel-

efficient vehicles) and associated fuels (e.g., Low Carbon Fuel Standard), among others.  

The Scoping Plan recommends strategies for implementation at the statewide level to meet the goals of AB 32 and 

establishes an overall framework for the measures that will be adopted to reduce California’s GHG emissions. The 

proposed Project would comply with all regulations adopted in furtherance of the 2008 Scoping Plan to the extent 

required by law and to the extent that they are applicable to the proposed Project. The proposed Project would not 

conflict with the applicable strategies and measures in the 2008 Scoping Plan. 

Additionally, the 2017 Scoping Plan Update reflects the 2030 target of a 40% reduction below 1990 levels codified 

by SB 32. The proposed Project would not conflict with the applicable climate change policies and measures in the 

2017 Scoping Plan. 

Consistency with EO S-3-05 and SB 32 

• EO S-3-05. This EO establishes the following goals: GHG emissions should be reduced to 2000 levels by 

2010, to 1990 levels by 2020, and to 80% below 1990 levels by 2050. 

 
4  The Final Statement of Reasons for the amendments to the State CEQA Guidelines reiterates the statement in the Initial Statement 

of Reasons that “[t]he Scoping Plan may not be appropriate for use in determining the significance of individual projects because 

it is conceptual at this stage and relies on the future development of regulations to implement the strategies identified in the 

Scoping Plan” (CNRA 2009a). 
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• SB 32. This bill establishes for a statewide GHG emissions reduction target whereby CARB, in adopting 

rules and regulations to achieve the maximum technologically feasible and cost-effective GHG emissions 

reductions, shall ensure that statewide GHG emissions are reduced to at least 40% below 1990 levels by 

December 31, 2030. 

This section evaluates whether the GHG emissions trajectory after proposed Project completion would impede the 

attainment of the 2030 and 2050 GHG reduction goals identified in EOs B-30-15 and S-3-05.  

To begin, CARB has expressed optimism with regard to both the 2030 and 2050 goals. It states in the First Update 

to the Climate Change Scoping Plan that “California is on track to meet the near-term 2020 GHG emissions limit 

and is well positioned to maintain and continue reductions beyond 2020 as required by AB 32” (CARB 2014, p. 

ES2). With regard to the 2050 target for reducing GHG emissions to 80% below 1990 levels, the First Update to the 

Climate Change Scoping Plan states the following (CARB 2014, p. 34): 

This level of reduction is achievable in California. In fact, if California realizes the expected benefits 

of existing policy goals (such as 12,000 megawatts of renewable distributed generation by 2020, 

net zero energy homes after 2020, existing building retrofits under AB 758, and others) it could 

reduce emissions by 2030 to levels squarely in line with those needed in the developed world and 

to stay on track to reduce emissions to 80% below 1990 levels by 2050. Additional measures, 

including locally driven measures and those necessary to meet federal air quality standards in 

2032, could lead to even greater emission reductions. 

In other words, CARB believes that the state is on a trajectory to meet the 2030 and 2050 GHG reduction targets set 

forth in AB 32, EO B-30-15, and EO S-3-05. This is confirmed in the 2017 Scoping Plan, which states (CARB 2017): 

The Scoping Plan builds upon the successful framework established by the Initial Scoping Plan and 

First Update, while identifying new, technologically feasible and cost-effective strategies to ensure 

that California meets its GHG reduction targets in a way that promotes and rewards innovation, 

continues to foster economic growth, and delivers improvements to the environment and public 

health, including in disadvantaged communities.  

As previously discussed, total proposed Project emissions, including operation and amortized construction, would 

exceed the SCAQMD significance threshold of 3,000 MT CO2e per year. As such, the proposed Project (without 

mitigation) would generate GHG emissions that may interfere with the implementation of GHG reduction goals for 

2030 and 2050.  

As discussed above, with implementation of mitigation measures MM-AQ-3 (Vehicle Miles Traveled Reduction 

Strategies), MM-AQ-4 (Encourage Electric Vehicles), MM-AQ-5 (Idling Restriction), MM-AQ-6 (Energy Conservation), 

MM-AQ-7 (Electric Forklifts), MM-GHG-1 (Water Conservation) and MM-GHG-2 Solid Waste Reduction), emissions of 

GHG would be reduced. However, the Project would generate GHG emissions that may interfere with the 

implementation of GHG reduction goals for 2030 and 2050. Therefore, the Project may conflict with applicable 

plans to reduce GHGs and would have a significant and unavoidable impact after mitigation. (Draft EIR, pp. 4.6-24 

through 4.6-27.) 
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2.2.2.3 Mitigation Measures  

Implementation of the following mitigation measures identified to reduce potential air quality impacts, would also 

reduce operation-related GHG emissions: MM-AQ-3 (Vehicle Miles Traveled Reduction Strategies), MM-AQ-4 

(Encourage Electric Vehicles), MM-AQ-5 (Idling Restriction), MM-AQ-6 (Energy Conservation), and MM-AQ-7 (Electric 

Forklifts and Yard Trucks). 

In addition, mitigation measures MM-GHG-1 (Water Conservation) and MM-GHG-2 (Solid Waste Reduction) shall be 

implemented to reduce GHG emissions generated during operation of the proposed Project: 

MM-GHG-1 Water Conservation. Prior to the approval of any construction-related permits, the Project applicant 

or its designee shall place the following requirements on all plans, which shall be implemented 

during construction: 

a) Install low-water use appliances and fixtures  

b) Restrict the use of water for cleaning outdoor surfaces and prohibit systems that apply water 

to non-vegetated surfaces 

c) Implement water-sensitive urban design practices in new construction 

d) Install rainwater collection systems where feasible. 

MM-GHG-2 Solid Waste Reduction. Prior to the approval of any construction-related permits, the Project 

applicant or its designee shall place the following requirements on all plans, which shall be 

implemented during construction: 

a) Provide storage areas for recyclables and green waste in new construction, and food waste 

storage, if a pick-up service is available. 

b) Evaluate the potential for on-site composting.  

2.2.3 Land Use and Planning 

2.2.3.1 Established Communities 

Threshold: Would the Project physically divide an established community? 

Finding: Significant and unavoidable. 

Explanation: 

2016 AQMP 

Implementation of the Project would exceed the growth assumptions assumed in the AQMP (and, thus, contribute 

air pollution to the SCAB that was not anticipated by the AQMP) and would contribute a volume of pollutants to the 

SCAB that could delay the attainment of federal and State ozone standards. Mitigation measures MM-AQ-1 through 

MM-AQ-7 are provided to reduce the Project’s air pollutant emissions to the maximum level feasible and resolve 
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inconsistencies in growth projections, but not to below a level of significance. Because the Project would conflict 

with the 2016 AQMP, which contains standards to address air quality impacts, impacts would be significant and 

unavoidable. The Projecct would not result in any other land use and planning conflicts with the 2016 AQMP that 

were not already disclosed above. (Draft EIR, p. 4.8-8.) 

2.3 Impacts Determined to Be Less Than Significant 

with Mitigation  

The City Council hereby finds that Mitigation Measures have been identified in the EIR and these Findings that will 

avoid or substantially lessen the following potentially significant environmental impacts to a less than significant 

level. The potentially significant impacts, and the Mitigation Measures that will reduce them to a less than significant 

level, are as follows: 

2.3.1 Air Quality 

2.3.1.1 Cumulatively Considerable Net Increase of Criteria Pollutants 

Threshold: Would the Project result in 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? 

Finding: Less than significant impact with mitigation measures.  

Explanation: 

Construction Emissions 

Construction of the Project would result in the temporary addition of pollutants to the local airshed caused by on-

site sources (i.e., off-road construction equipment, soil disturbance, and VOC off-gassing) and off-site sources (i.e., 

on-road haul trucks, vendor trucks, and worker vehicle trips). Construction emissions can vary substantially from 

day to day, depending on the level of activity, the specific type of operation, and for dust, the prevailing weather 

conditions. Therefore, such emission levels can only be approximately estimated with a corresponding uncertainty 

in precise ambient air quality impacts. 

Criteria air pollutant emissions associated with temporary construction activity were quantified using CalEEMod. 

Construction emissions were calculated for the estimated worst-case day over the construction period associated 

with each phase and reported as the maximum daily emissions estimated during each year of construction (2021 

through 2024). Construction schedule assumptions, including phase type, duration, and sequencing, were based 

on information provided by the Project applicant and is intended to represent a reasonable scenario based on the 

best information available. Default values provided in CalEEMod were used where detailed Project information was 

not available. 

Implementation of the Project would generate air pollutant emissions from entrained dust, off-road equipment, vehicle 

emissions, architectural coatings, and asphalt pavement application. Entrained dust results from the exposure of earth 

surfaces to wind from the direct disturbance and movement of soil, resulting in PM10 and PM2.5 emissions. The Project 

would implement various dust control strategies and would be required to comply with SCAQMD Rule 403 to control dust 
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emissions generated during the grading activities. Proposed construction practices that would be employed to reduce 

fugitive dust emissions include watering of the active sites and unpaved roads two times per day depending on weather 

conditions. Internal combustion engines used by construction equipment, vendor trucks (i.e., delivery trucks), and worker 

vehicles would result in emissions of VOCs, NOx, CO, PM10, and PM2.5. The application of architectural coatings, such as 

exterior application/interior paint and other finishes, and application of asphalt pavement would also produce VOC 

emissions; however, the contractor is required to procure architectural coatings from a supplier in compliance with the 

requirements of SCAQMD’s Rule 1113 (Architectural Coatings). 

Maximum daily construction emissions would exceed the SCAQMD significance threshold for NOx in 2021. 

Therefore, impacts would be considered potentially significant and mitigation is required. Mitigation measure MM-

AQ-2 is required to reduce emissions of NOx during construction. After implementation of mitigation measure MM-

AQ-2, the Project would not exceed significance thresholds for NOx during construction and thus would have a less 

than significant impact with mitigation. 

2.3.1.2 Sensitive Receptors 

Threshold: Would the Project expose sensitive receptors to substantial pollutant concentrations? 

Finding: Less than significant impact with mitigation measures. 

Explanation: 

Health Impacts of Toxic Air Contaminants 

Construction Health Risk 

A construction HRA was performed to estimate the Maximum Individual Cancer Risk and the Chronic Hazard Index 

for residential receptors as a result of Project construction. Project construction activities would result in a 

Residential Maximum Individual Cancer Risk of 51.9 in 1 million, which is greater than the significance threshold 

of 10 in 1 million. Project construction would result in a Residential Chronic Hazard Index of 0.03, which is below 

the 1.0 significance threshold. The Project construction TAC health risk impacts would be potentially significant and 

mitigation is required. Mitigation measure MM-AQ-2 shall be implemented to reduce emissions of DPM generated during 

construction of the Proposed Project.  

With implementation of MM-AQ-2, Project construction activities would result in a Residential Maximum Individual Cancer 

Risk of 5.5 in 1 million, which is less than the significance threshold of 10 in 1 million. Project construction would result 

in a Residential Chronic Hazard Index of 0.003, which is below the 1.0 significance threshold. The Project construction 

TAC health risk impacts would be less than significant with mitigation. (Draft EIR, p. 4.1-43.) 

Operational Health Risk 

A HRA was performed to estimate the Maximum Individual Cancer Risk and Chronic Hazard Index for residential 

receptors as a result of emissions from the Project during operation on sensitive receptors proximate of the Project. 

The DPM emissions from operation of the Project would result in a Residential Maximum Individual Cancer Risk of 

65.7 in 1 million and a Residential Chronic Hazard Index of 0.02. These impact levels would be greater than the 

SCAQMD significance threshold resulting in a potentially significant impact. Therefore, mitigation is required. 
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As determined above, since the cancer risk at the maximally exposed individual resident (MEIR) exceeds 1 in a 

million, cancer burden, for which a SCAQMD significance threshold of 0.5, is evaluated. Unlike cancer risk, which is 

the lifetime probability (chances) of an individual developing cancer due to exposure to a carcinogenic compound, 

cancer burden estimates the number of theoretical cancer cases in a defined population resulting from a lifetime 

exposure to carcinogenic TACs. As described in the OEHHA guidance manual: 

The cancer burden can be calculated by multiplying the cancer risk at a census block centroid by 

the number of people who live in the census block, and adding up the estimated number of 

potential cancer cases across the zone of impact. The result of this calculation is a single number 

that is intended to estimate of the number of potential cancer cases within the population that was 

exposed to the emissions for a lifetime (70 years) (OEHHA 2015). 

The SCAQMD has established a procedural screening approach for estimating cancer burden (SCAQMD 2017b), 

which includes the following steps: 

• Recalculate cancer risk from all TACs using a 70-year exposure duration 

• Estimate the distance at which the at which maximum individual cancer risk from a 70-year exposure 

duration falls below 1 in a million  

• Define a zone of impact in the shape of a circle, with the radius equal to the distance between the TAC 

source and the point at which the risk falls below 1 in a million 

• Estimate the residential population within this zone of impact based on census data or a worst-case estimate 

• Calculate the screening level cancer burden by multiplying the total residential population in the zone of 

impact by the maximum individual cancer risk 

Accordingly, the maximum estimated 70-year cancer risk for the unmitigated project was estimated at 190.4 in a 

million with HARP2 using the Population-Wide option in the model, which is specified for use in cancer burden 

estimates. The zone of impact was estimated to be 24.71 square-kilometers. The total population in this area was 

estimated to be approximately 172,970 persons, based on the average densities of 7,000 persons/km2 that would 

be within the zone of impact (SCAQMD 2017b). Multiplying the maximum estimated 70-year cancer risk by the 

Project population gives a cancer burden of 32.9. Accordingly, the cancer burden indicates that more than one 

person could contract cancer assuming a 70-year exposure under the modeled scenario of TAC emissions and 

provided that other factors related to an individual’s susceptibility to contracting cancer would occur. This would be 

greater than the SCAQMD cancer burden threshold of 0.5. Thus, the impact with respect to potential cancer burden 

due to operation of the Project would be potentially significant. Therefore, mitigation is required.  

Mitigation measures MM-AQ-3 through MM-AQ-7 shall be implemented to reduce emissions of DPM generated 

during operation of the Proposed Project.  

Results of the operational HRA accounts for mitigation measures MM-AQ-4, MM-AQ-5, and MM-AQ-7. Mitigation 

measures MM-AQ-3 and MM-AQ-6 do not have reliable quantifiable methodologies for reducing DPM emissions and 

thus, were not included in the mitigated emissions. Although mitigation measures MM-AQ-3 and MM-AQ-6 were not 

quantified, they will result in a reduction in TAC emissions from the Project in and around the Project site. 
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The DPM emissions from operation of the Project would result in a Residential Maximum Individual Cancer Risk of 9.2 

in 1 million, which would be less than the SCAQMD significance threshold of 10 in 1 million, resulting in a less than 

significant impact. (Draft EIR, pp. 4.1-43 through 4.1-45.) 

Health Effects of Other Criteria Air Pollutants 

Without mitigation, construction of the Project would result in emissions that would exceed the SCAQMD threshold 

for NOx. Project construction would not exceed SCAQMD thresholds for VOC, CO, SOx, PM10, or PM2.5. With mitigation, 

the Project would not exceed the SCAQMD thresholds during construction. However, the Project would exceed the 

SCAQMD threshold for NOx during operation even with mitigation. 

VOCs and NOx are precursors to O3, for which the SCAB is designated as nonattainment with respect to the NAAQS 

and CAAQS. The health effects associated with O3 are generally associated with reduced lung function. The 

contribution of VOCs and NOx to regional ambient O3 concentrations is the result of complex photochemistry. The 

increases in O3 concentrations in the SCAB due to O3 precursor emissions tend to be found downwind from the 

source location to allow time for the photochemical reactions to occur. However, the potential for exacerbating 

excessive O3 concentrations would also depend on the time of year that the VOC emissions would occur because 

exceedances of the O3 CAAQS/NAAQS tend to occur between April and October when solar radiation is highest. The 

holistic effect of a single project’s emissions of O3 precursors is speculative due to the lack of quantitative methods 

to assess this impact. Because operation of the Project would exceed SCAQMD threshold for NOx, implementation 

of the Project could minimally contribute to regional O3 concentrations and the associated health effects.  

Operation of the Project would contribute to exceedances of the NAAQS and CAAQS for NO2. Health effects that 

result from NO2 and NOx include respiratory irritation, which could be experienced by nearby receptors during the 

periods of heaviest use of off-road construction equipment. However, Project construction would be relatively short 

term, and off-road construction equipment would be operating at various portions of the site and would not be 

concentrated in one portion of the site at any one time. In addition, existing NO2 concentrations in the area are well 

below the NAAQS and CAAQS standards. Operation of the Project would not create substantial, localized NOx 

impacts. However, due to exceedances in operation-generated emissions of NOx, the Project could result in potential 

health effects associated with NO2 and NOx. As discussed previously, implementation of MM-AQ-3 through MM-AQ-

7 would reduce the Project’s NOX emissions, but not to below a level of significance. 

CO tends to be a localized impact associated with congested intersections. The associated potential for CO hotspots 

were discussed previously and are determined to be a less-than-significant impact. Thus, the Project’s CO emissions 

would not contribute to significant health effects associated with this pollutant.  

Construction and operation of the Project would also not exceed thresholds for PM10 or PM2.5 and would not 

contribute to exceedances of the NAAQS and CAAQS for particulate matter or would obstruct the SCAB from coming 

into attainment for these pollutants. The Project would also not result in substantial DPM emissions during 

construction and operation, and therefore, would not result in significant health effects related to DPM exposure. 

Additionally, the Project would implement dust control strategies and be required to comply with SCAQMD Rule 403, 

which limits the amount of fugitive dust generated during construction. Due to the minimal contribution of 

particulate matter during construction and operation, the Project is not anticipated to result in health effects 

associated with PM10 or PM2.5.  

In summary, because operation of the proposed Project would result in exceedances of the SCAQMD significance 

threshold for NOx despite implementation of MM-AQ-3 through MM-AQ-7, the potential health effects associated 
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with criteria air pollutants, specifically O3, are considered potentially significant. Notably, there are numerous 

scientific and technological complexities associated with correlating criteria air pollutant emissions from an 

individual project to specific health effects or potential additional nonattainment days, and there are currently no 

modeling tools that could provide reliable and meaningful additional information regarding health effects from 

criteria air pollutants generated by individual projects. (Draft EIR, pp. 4.1-45 through 4.1-46.) 

2.3.2 Biological Resources  

2.3.2.1 Sensitive Species  

Threshold: Would the Project have a substantial adverse effect, either directly or through habitat modifications, on 

any species identified as a candidate, sensitive, or special status species in local or regional plans, policies, or 

regulations, or by the California Department of Fish and Wildlife or U.S. Fish and Wildlife Service?  

Finding: Less than significant with mitigation measures. 

Explanation: 

The Project site is entirely developed and contains no natural or native habitat capable of supporting special-status 

plant or wildlife species known to occur in the region. The vast majority of the Project site contains concrete and 

asphalt, and buildings associated with the previous drive-in movie theatre. Disturbed habitats with bare ground are 

limited and restricted to undeveloped parcels in the western and eastern portion of the study area, within off-site 

areas. No special-status plant and wildlife species have the potential to occur within the study area due to a lack of 

suitable habitat. Additionally, the Project site is surrounded by development and the nearest naturalized area with 

native plant communities is approximately 5 miles from the Project site, further reducing the potential for any 

special-status species from moving onto the Project site. Therefore, the Project will result in no impacts to special-

status plant and wildlife species.  

The Project site does provide suitable nesting habitat for a number of common and migratory bird species known 

to occur in the region. Specifically, bird species adapted to nesting in upland areas in urban settings have the 

potential to nest within the ornamental landscaped trees on site. Therefore, if Project activities commence during 

the general avian nesting season of February through August, potential direct and indirect impacts may occur during 

site preparation. Mitigation Measure MM BIO-1 would be implemented during the site preparation phase of the 

Project to identify the presence of any nesting birds and set forth avoidance/minimization measures to reduce 

impacts to a less than significant level. (Draft EIR, p. 4.2-12.) 

2.3.2.3 Mitigation Measures 

MM-BIO-1 The construction contractors contract specifications shall include the following requirements: 

“Construction activities should avoid the migratory bird nesting season (typically February 1 

through August 31), to reduce any potential significant impact to birds that may be nesting on the 

study area. If construction activities must occur during the migratory bird nesting season, an avian 

nesting survey of the Project site and contiguous habitat within 500 feet of all impact areas must 

be conducted for protected migratory birds and active nests. The avian nesting survey shall be 

performed by a qualified wildlife biologist within 72 hours prior to the start of construction in 

accordance with the Migratory Bird Treaty Act (16 USC 703–712) and California Fish and Game 
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Code, Sections 3503, 3503.5, and 3513. If an active bird nest is found, the nest shall be flagged 

and mapped on the construction plans along with an appropriate no disturbance buffer, which will 

be determined by the biologist based on the species’ sensitivity to disturbance (typically 300 feet 

for passerines and 500 feet for raptors and special-status species). The nest area shall be avoided 

until the nest is vacated and the juveniles have fledged. The nest area shall be demarcated in the 

field with flagging and stakes or construction fencing.” 

2.3.3 Cultural Resources  

2.3.3.1 Archaeological Resources  

Threshold: Would the Project cause a substantial adverse change in the significance of an archaeological resource 

pursuant to State CEQA Guidelines, section 15064.5?  

Finding: Less than significant impact with mitigation measures. 

Explanation: 

Archaeological Resources 

No archaeological resources were identified within the Project site as a result of the CHRIS records search, NAHC 

Sacred Lands File search, or the reconnaissance-level archaeological survey. Furthermore, a review of historic 

aerials indicate that the Project site has been subjected to consistent ground disturbance since at least 1938 (UCSB 

2020). The Project site in 1938 was occupied by orchard tracts and farmland with the San Antonio Wash present 

to the west of the Project site. In 1959, the Mission Drive-In and industrial structures north of the Mission Drive-In 

appear for the first time. Between 1972 and 1976, several of the structures on the Project site have been 

demolished or augmented to convert the property into an outdoor four-plex theater, including changes to the layout 

for access to and through the property. In consideration of these factors, the potential of encountering and 

impacting unknown intact subsurface archaeological resources during Project implementation is low; however, it is 

always possible that unanticipated discoveries could be encountered during ground-disturbing activities associated 

with the Project. If such unanticipated discoveries were encountered, impacts to the encountered resources could 

be potentially significant. However, with the implementation of mitigation measure MM-CUL-1, which requires that 

all Project construction personnel take the Workers Environmental Awareness Program (WEAP) training for the 

proper identification and treatment of inadvertent discoveries and MM-CUL-2, which requires the retention of an 

on-call qualified archaeologist to address inadvertent discoveries and requires all construction work occurring 

within 100 feet of a find to immediately stop until the qualified archaeologist, meeting the Secretary of Interior’s 

Professional Qualification Standards for Archaeology, can evaluate the significance of the find, potentially 

significant impacts to unknown archaeological resources would be reduced to less than significant. Impacts would 

therefore be less than significant with mitigation incorporated. (Draft EIR, p. 4.3-18.) 

2.3.3.3 Mitigation Measures 

MM-CUL-1 All construction personnel and monitors who are not trained archaeologists shall be briefed 

regarding inadvertent discoveries prior to the start of construction activities. A basic presentation 

and handout or pamphlet shall be prepared in order to ensure proper identification and treatment 

of inadvertent discoveries. The purpose of the Workers Environmental Awareness Program (WEAP) 
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training is to provide specific details on the kinds of archaeological materials that may be identified 

during construction of the Project and explain the importance of and legal basis for the protection 

of significant archaeological resources. Each worker shall also learn the proper procedures to follow 

in the event that cultural resources or human remains are uncovered during ground-disturbing 

activities. These procedures include work curtailment or redirection, and the immediate contact of 

the site supervisor and archaeological monitor. 

MM-CUL-2 A qualified archaeologist shall be retained and on-call to respond and address any inadvertent 

discoveries identified during initial excavation in native soil. Initial excavation is defined as initial 

construction-related earth moving of sediments from their place of deposition. As it pertains to 

archaeological monitoring, this definition excludes movement of sediments after they have been 

initially disturbed or displaced by Project-related construction. A qualified archaeological principal 

investigator, meeting the Secretary of the Interior’s Professional Qualification Standards, should 

oversee and adjust monitoring efforts as needed (increase, decrease, or discontinue monitoring 

frequency) based on the observed potential for construction activities to encounter cultural 

deposits or material. The archaeological monitor will be responsible for maintaining daily 

monitoring logs.  

In the event that potential prehistoric or historical archaeological resources (sites, features, or 

artifacts) are exposed during construction activities for the Project, all construction work occurring 

within 100 feet of the find shall immediately stop and a qualified archaeologist must be notified 

immediately to assess the significance of the find and determine whether or not additional study 

is warranted. Depending upon the significance of the find, the archaeologist may simply record the 

find and allow work to continue. If the discovery proves significant under CEQA, additional work 

such as preparation of an archaeological treatment plan, testing, data recovery, or monitoring may 

be warranted. 

If monitoring is conducted, an archaeological monitoring report shall be prepared within 60 days 

following completion of ground disturbance and submitted to the City for review. This report should 

document compliance with approved mitigation, document the monitoring efforts, and include an 

appendix with daily monitoring logs. The final report shall be submitted to the SCCIC. 

2.3.4 Geology and Soils 

2.3.4.1 Paleontological Resources 

Threshold: Would the Project directly or indirectly destroy a unique paleontological resource or site or unique 

geologic feature? 

Finding: Less than significant impact with mitigation measures. 

Explanation: 

San Bernardino County encompasses a wide variety of geological formations that differ in age and fossil-bearing 

sensitivity. The Project site, however, is overlain by Late Quaternary deposits and does not contain unique geologic 

features. Late Quaternary (late Holocene, or “modern”) alluvium and alluvial fan deposits are generally considered 
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to be too young geologically to contain significant nonrenewable paleontological resources (i.e., fossils) and are 

typically assigned a low paleontological sensitivity. Moreover, the Project site has been subject to decades of ground 

disturbance associated with previous agricultural uses, industrial development, and development of the drive-in 

theater. As a result, it is unlikely that paleontological resources, if ever located on the Project site, would remain 

intact.  

Despite the low potential for paleontological resources to occur on the Project site, it is always possible that intact 

fossil deposits are present at subsurface levels and could be uncovered during ground-disturbing activities. As such, 

MM-GEO-1 is required, which would ensure that if paleontological resources (sites, features, or fossils) are exposed 

during construction activities, all construction work occurring within the vicinity of the find would stop until a qualified 

paleontologist can evaluate the significance of the find and determine whether or not additional study is warranted. 

With incorporation of MM-GEO-1, impacts associated with paleontological resources would be less than significant. 

(Draft EIR, p. 4.5-3.) 

2.3.4.3 Mitigation Measures 

MM-GEO-1 In the event that paleontological resources (fossil remains) are exposed during construction activities 

for the Project, all construction work occurring within 50 feet of the find shall immediately stop until 

a qualified paleontologist, as defined by the Society of Vertebrate Paleontology’s 2010 guidelines, 

can assess the nature and importance of the find. Depending on the significance of the find, the 

qualified paleontologist may record the find and allow work to continue or may recommend salvage 

and recovery of the resource. All recommendations will be made in accordance with the Society of 

Vertebrate Paleontology’s 2010 guidelines and shall be subject to review and approval by the City of 

Montclair. Work in the area of the find may only resume upon approval of a qualified paleontologist. 

2.3.5 Hazards and Hazardous Materials 

2.3.5.1 Hazardous Materials  

Threshold: Would the Project create a significant hazard to the public or the environment through the routine 

transport, use, or disposal of hazardous materials? 

Finding: Less than significant impact with mitigation measures. 

Explanation:  

Short-Term Construction Impacts 

During construction, hazardous substances and wastes would be stored, used, and generated on the Project site, 

including fuels for machinery and vehicles, new and used motor oils, cleaning solvents, paints, and storage 

containers. Accidental spills, leaks, fires, explosions, or pressure releases involving hazardous materials represent 

a potential threat to human health and the environment if not properly treated, which would result in a significant 

impact. Provisions to properly manage hazardous substances and wastes during construction are typically included 

in construction specifications and are under the responsibility of the construction contractors. Adherence to the 

construction specifications and applicable regulations regarding hazardous materials and hazardous waste, 
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including disposal, would ensure that construction of the proposed Project would not create a significant hazard to 

the public or the environment during the construction phase of the proposed Project. 

The Project will require demolition of existing buildings and structures on the Project site. Due to the age of buildings 

on the Project site, there is a potential for the existing site buildings to contain lead-based paint and/or asbestos. 

If such materials are present, asbestos fibers or dust containing lead may be released into the air when the 

materials are disturbed during demolition. Asbestos fibers can be breathed in; asbestos fibers can become lodged 

in the lung and can cause diseases such as lung cancer or mesothelioma. Lead in dust can be breathed in or 

ingested, which can contribute to lead poisoning. Existing state regulations require an asbestos and lead-based 

paint survey, followed by abatement and control of asbestos and lead, as needed, in advance of demolishment or 

renovation activities, as regulated in SCAQMD Rule 1403 (asbestos) and Titles 8 and 17 of the California Code of 

Regulations. Friable asbestos-containing materials, once removed or abated and if the waste contains once percent 

or more asbestos, must be disposed of as a California hazardous waste in accordance with Title 22 of the CCR. 

Non-friable asbestos-containing waste can be disposed of as non-hazardous waste. 

SCS observed maintenance paint, 5-gallon gasoline containers, motor oil, and a food grease container stored 

outside of the administration and snack bar building in the north-central part of the Project site during their 2019 

Phase I ESA site visit. It is not known if these materials are still present on the Project site. No industrial chemicals 

are known to remain on the Project site in other locations. These small quantities of general maintenance chemicals 

must be removed from the Project site in accordance with federal, state, and local laws regulating the management 

of hazardous waste prior to construction of the proposed Project including RCRA, California Health and Safety Code, 

and Title 22 of the CCR. Compliance with these regulations will ensure that the materials are properly removed from 

the Project site. 

Two manholes and cut and capped pipes were observed southeast of the building in the northeastern corner of the 

Project site. The presence of the manholes indicates the potential for an UST or oil/water separator in this area; 

the SCS Phase I hypothesized that they could be associated with a septic tank or otherwise related to the sewer 

system. A potential UST, clarifier, or oil/water separator may be present on the site, and if so, would need to be 

properly closed or removed prior to redevelopment. MM-HAZ-1 addresses the potential for an UST or oil/water 

separator in the northeast corner of the Project site. MM-HAZ-1 requires further evaluation of this area. If, during 

that evaluation, a feature is discovered, then the feature shall be closed and removed from the Project site in 

accordance with San Bernardino County Fire Department requirements prior to site construction.  

Compliance with applicable regulations regarding the transport, use and disposable of hazardous materials, as well 

as the implementation of mitigation measure MM-HAZ-1, would ensure the Project does not create a significant 

hazard to the public or the environment through routine, transport, use or disposal of hazardous materials related 

to asbestos containing materials or lead based paints during Project construction. As such, impacts during 

construction of the Project are considered less than significant with mitigation incorporated. (Draft EIR, pp. 4.7-13 

through 4.7-14.) 

2.3.5.2 Accident or Upset  

Threshold: Would the Project create a significant hazard to the public or the environment through reasonably 

foreseeable upset and accident conditions involving the release of hazardous materials into the environment? 

Finding: Less than significant impact with mitigation measures. 
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Explanation: 

Short-Term Construction Impacts 

A variety of hazardous substances and wastes would be stored, used, and generated on the Project site during 

construction. Accidental spills, leaks, fires, explosions, or pressure releases involving hazardous materials 

represent a potential threat to human health and the environment if not properly treated. Accident prevention and 

containment would be the responsibility of the demolition contractors, and provisions to properly manage 

hazardous substances and wastes are typically included in contract specifications.  

There are areas on and around the Project site that are known or potential sources of VOC contamination, listed 

below:  

• Northwest Corner of Project Site 

Soil samples from this area indicate that there are residual petroleum hydrocarbons present in the soil, 

particularly near the former location of the gasoline UST and between the former locations of Buildings 2, 

3 and 4; however, the residual concentrations are below soil screening levels. TCE was detected at 

concentrations less than the regulatory screening levels using the attenuation factor from the 2011 final 

DTSC guidance document, but above the regulatory screening levels using the newer 2020 draft guidance 

in three soil vapor samples. Ethylbenzene was likewise detected at a concentration above the regulatory 

screening levels using the newer 2020 draft guidance in one soil vapor sample. The locations of the 

samples with elevated VOCs are within and adjacent to the northwestern corner of the footprint of a 

proposed structure, under the proposed Project (Figure 4.7-1).  

• Southwestern Corner of Project Site 

Petroleum hydrocarbons could be encountered during excavation in the southwestern corner of the site 

because of the historical presence of automotive and manufacturing businesses. Although previous soil 

vapor sampling was conducted and did not detect any VOCs in this area, no soil sampling was conducted. 

Soils may be impacted with petroleum hydrocarbons from the former automotive repair businesses. 

Based on the presence of the known impacts in the northwestern portion of the Project site and the potential 

impacts in the southwestern portion of the Project site, impacted soils could be encountered during construction 

and excavation activities. The potential discovery of subsurface impacts during construction could cause a 

significant impact and MM-HAZ-2 would be required to ensure potential impacts from encountering potentially 

contaminated soils during excavation are reduced to less than significant. As noted below, MM-HAZ-2 requires 

preparation of a hazardous materials contingency plan. This plan shall include detailed information on the locations 

of known soil impacts, along with detailed instructions on removal and management of such soils. The hazardous 

materials contingency plan will also be used to manage previously-unidentified suspect soils encountered during 

excavation at the site. The plan will also include procedures for safe excavation, such as air monitoring in areas 

with potential vapor concerns, such as the northwestern corner.  

Due to known vapor intrusion concerns in the northwestern corner of the Project site, mitigation is required. MM-

HAZ-3 addresses potential vapor intrusion concerns by requiring vapor mitigation or further data collection and 

evaluation in the northwestern corner of the site.  

Lastly, due to the potential presence of other hazardous building materials in the existing on-site structures (e.g., 

universal waste, PCBs and mercury), MM-HAZ-4 is provided and would require preparation of a hazardous materials 
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building survey to document the presence of any potentially hazardous materials other than asbestos and lead 

paint within the structures present on the property. MM-HAZ-4 also contains provisions for management of 

hazardous materials identified during the building survey. Hazardous materials must be disposed of in accordance 

with federal, state, and local laws regulating the management of hazardous waste including RCRA, California Health 

and Safety Code, and Title 22 of the CCR. The potential impacts from PCBs, mercury, and other hazardous materials 

potentially released during demolition would be mitigated to a level that is less than significant with the 

implementation of MM-HAZ-4. With completion of the required asbestos and lead paint abatement and 

implementation of MM-HAZ-4, impacts would be less than significant. 

Through implementation of mitigation measures MM-HAZ-2, MM-HAZ-3, and MM-HAZ-4, impacts from demolition 

and construction would be less than significant. (Draft EIR, pp. 4.7-15 through 4.7-16.) 

2.3.5.3 Hazards Near Schools  

Threshold: Would the Project emit hazardous emissions or handle hazardous or acutely hazardous materials, 

substances, or waste within one-quarter mile of an existing or proposed school? 

Finding: Less than significant impact with mitigation measures. 

Explanation: 

Short-Term Construction Impacts 

Howard Elementary School is located approximately 0.2-mile southeast of the Project site. As previously discussed, 

demolition and construction of the Project would not create a significant hazard to the public or the environment 

through the routine transport, use, or disposal of hazardous materials or create a significant hazard to the public 

or the environment involving the release of hazardous materials into the environment after incorporation of MM-

HAZ-1.  

Additionally, a construction health risk assessment (HRA) was prepared to evaluate the health impacts of diesel 

particulate matter (DPM), a carcinogenic air toxic, that would be emitted from construction equipment associated 

with the Project. The HRA evaluated the Project’s potential cancer and noncancer health impacts using exposure 

periods appropriate to evaluate long-term emission increases (third trimester to 30 years), and took into account 

the exposure duration for a student who would both live in proximity of the Project and attend school at Howard 

Elementary School. The Project construction activities would result in a Residential Maximum Individual Cancer Risk 

of 52.1 in 1 million, which is greater than the significance threshold of 10 in 1 million. Project construction would 

result in a Residential Chronic Hazard Index of 0.03, which is below the 1.0 significance threshold. The Project 

construction TAC health risk impacts would be potentially significant, and MM-AQ-2 is required to reduce impacts to 

levels less than significant. No additional mitigation beyond MM-HAZ-1 and MM-AQ-2 is required for construction-related 

impacts within 0.25-mile of a school. With these mitigation measures incorporated, impacts from construction would be 

less than significant. (Draft EIR, p. 4.7-16.) 

Long-Term Operational Impacts 

As discussed above, Howard Elementary School is located approximately 0.2-mile southeast of the Project site. The 

long-term operations of the proposed Project would not create a significant hazard to the public or the environment 
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through the routine transport, use, or disposal of hazardous materials or create a significant hazard to the public or 

the environment involving the release of hazardous materials into the environment after incorporation of MM-HAZ-2, 

MM-HAZ-3, and MM-HAZ-4. Use of extremely hazardous materials and accumulation of acutely hazardous wastes are 

not anticipated. 

Additionally, an operational HRA was prepared to evaluate the health impacts of diesel particulate matter (DPM), a 

carcinogenic air toxic, that would be emitted from operational truck traffic associated with the Project. The DPM 

emissions from operation of the Project would result in a Residential Maximum Individual Cancer Risk of 65.7 in 1 million 

and a Residential Chronic Hazard Index of 0.02. These impact levels would be greater than the SCAQMD significance 

threshold resulting in a potentially significant impact and MM-AQ-3 through MM-AQ-7 are required to reduce impacts to 

levels less than significant. No additional mitigation beyond MM-AQ-3 through MM-AQ-7 are required for operational-

related impacts within 0.25-mile of a school. With these mitigation measures incorporated, impacts from long-term 

operations would be less than significant. (Draft EIR, p. 4.7-17.) 

2.3.5.5 Mitigation Measures 

Implementation of the following mitigation measures identified to reduce potential air quality impacts, would also 

reduce hazardous materials within one-quarter mile of an existing or proposed school: MM-AQ-3 (Vehicle Miles 

Traveled Reduction Strategies), MM-AQ-4 (Encourage Electric Vehicles), MM-AQ-5 (Idling Restriction), MM-AQ-6 

(Energy Conservation), and MM-AQ-7 (Electric Forklifts and Yard Trucks). 

MM-HAZ-1 Prior to issuance of a grading permit, the existing subsurface feature in the northeastern portion of 

the Project site (as evidenced by the manholes) shall be identified. If it is determined to be a 

subsurface tank, clarifier, or oil/water separator, the feature shall be closed and removed from the 

Project site in accordance with San Bernardino County Fire Department requirements prior to site 

construction. The closure will include the following: 

• Obtain permits from the San Bernardino County Fire Department 

• Remove all wastes from the units for proper disposal 

• Remove the subsurface feature for proper disposal/recycling and remove or cap/plug 

associated piping in accordance with the permit requirements 

• Follow permit requirements  

• If impacted soil is identified, manage soil in accordance with MM-HAZ-2 

MM-HAZ-2 Prior to issuance of a grading permit, a hazardous materials contingency plan (HMCP) shall be prepared 

and shall be followed during demolition, excavation, and construction activities for the proposed Project. 

The hazardous materials contingency plan shall include, at a minimum, the following: 

• Identification of known and suspected areas with hazardous waste and/or hazardous materials 

of concern.  

• Procedures for identifying suspect materials 

• Procedures for temporary cessation of construction activity and evaluation of the level of 

environmental concern 

• Procedures for restricting access to the contaminated area except for properly trained personnel 
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• Procedures for notification and reporting, including internal management and local agencies 

(e.g., San Bernardino County Fire Department), as needed 

• Health and safety measures for excavation of contaminated soil  

• Procedures for characterizing and managing excavated soils 

 Site workers shall be familiar with the hazardous materials contingency plan and should be fully 

trained on how to identify suspected contaminated soil. 

MM-HAZ-3 Prior to commencement of construction of the northwestern proposed building (Building 1), a vapor 

intrusion mitigation system shall be designed for the portion of Building 1 with vapor intrusion 

concerns (see Figure 4.7-1, Known Hazards Building Footprints Map). The vapor mitigation system 

shall include one or more of the methods presented in the Department of Toxic Substances 

Control’s Vapor Intrusion Mitigation Advisory dated October 2011. The construction contractor 

shall design a vapor intrusion mitigation system that adequately mitigates potential vapor intrusion 

in the northwestern corner of the building. The vapor mitigation design shall be submitted to the 

City for review and approval prior to issuance of a building permit. Typical vapor mitigation systems 

are comprised of a sub-slab geomembrane or vapor barrier. Sub-slab ventilation piping is typically 

installed below the geomembrane layer for capturing VOCs in the soil gas and discharging them 

above the building roof through vent stacks. The vapor barrier, if used, shall be installed and 

inspected in accordance with the manufacturer’s specifications. Operation of the Project shall 

maintain functionality of these features as required to continue protection from vapor intrusion. 

Alternatively, if collection and evaluation of additional data, such as statistical evaluation of further 

soil vapor sampling data throughout the Building 1 footprint or site-specific soil and/or building 

parameters, demonstrate that concentrations are below soil vapor or ambient air screening levels, 

such data shall be presented to the City for review and consideration of elimination of the need for 

the vapor intrusion mitigation system.  

MM-HAZ-4 Prior to the issuance of a demolition permit for any existing on-site structure, a qualified 

environmental specialist shall conduct a survey for PCBs, mercury, and other hazardous building 

materials (other than asbestos and lead paint) such as universal wastes and refrigerant to 

document the presence of any potentially hazardous materials within the structures. Any potentially 

hazardous materials identified as part of this survey shall be handled in accordance with the 

federal and state hazardous waste and universal waste regulations. Demolition plans and contract 

specifications would incorporate any necessary materials management measures in compliance 

with the Metallic Discards Act (Public Resources Code, Section 42160 et seq.), particularly Public 

Resources Code, Section 42175, Materials Requiring Special Handling, for the removal of mercury 

switches, PCB-containing ballasts, and refrigerants and the DTSC June 2019 Fact Sheet Guidance 

on Major Appliances for Scrap Recycling Facilities. 
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2.3.6 Noise 

2.3.6.1 Noise Standards 

Threshold: Would the Project result in the 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 ? 

Finding: Less than significant impact with mitigation measures. 

Explanation: Construction of the Project would generate noise that could expose nearby receptors to elevated noise 

levels that may disrupt communication and routine activities. The magnitude of the impact would depend on the 

type of construction activity, equipment, duration of the construction, distance between the noise source and 

receiver, and intervening structures. The following discussion addresses the noise levels estimated to result from 

construction of the Project at nearby sensitive receptors (i.e., residences). 

CalEEMod was used to identify the construction equipment anticipated for development of the Project. Based on 

this information, CalEEMod identified the anticipated equipment for each phase of Project construction.  

With the construction equipment noise sources identified, a noise analysis was performed using the RCNM (FHWA 

2008). Sensitive receptors near the Project site include residential uses to the east, south, and west. Construction 

noise in a well-defined area typically attenuates at approximately 6 decibels (dB) per doubling of distance. 

Proposed Project construction would take place both near and far from adjacent, existing noise -sensitive uses. 

For example, paving would take place within approximately 10 feet of existing residences near the western Project 

boundary, but during construction of other Project components, nearest construction would be approximately 80 

(at the nearest) to 900 (at the farthest) feet from the same noise-sensitive receptors. Most construction activities 

associated with the proposed Project would occur at an average distance of approximately 450 feet or more from 

existing noise-sensitive uses, which represents activities both near and far from any one receiver, as is typical 

for construction projects.  

Construction noise estimates for both a “typical worst-case” 1-hour average scenario in which construction 

equipment may be operating in proximity to any one receiver for extended periods, as well as an 8-hour average 

workday in which it is assumed that typically the equipment would be in motion and working both near and far from 

any one receiver, equating to approximately twice as far compared to the 1-hour scenario, were calculated. The 

resulting 8-hour levels are thus 6 decibels lower than the 1-hour levels, based upon a noise attenuation rate of 6 

decibels per doubling of distance. 

The highest noise levels from construction are predicted to range from approximately 70 dBA Leq 1-hour (during the 

architectural coating phase) to 94 dBA Leq 1-hour (during demolition) at the nearest receivers. These maximum noise 

levels are considered to be a peak exposure, only occurring while the construction activity is taking place along the 

property boundary closest to these nearest off-site receivers. In terms of a typical 8-hour workday, the highest noise 

levels from construction are predicted to range from approximately 64 dBA Leq 8-hour (during the architectural coating 

phase) to 88 dBA Leq 8-hour (during demolition) at the nearest receivers. The average construction noise levels (for 

construction taking place at a range of locations on site and modeled at the acoustical center for analysis purposes) 

range from approximately 55 dBA Leq 1-hour (during architectural coating) to approximately 70 dBA Leq 1-hour (during 

grading) at the closest residences. Because the majority of the time, construction would take place within the 
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Project site and not at the property boundary, the average noise levels (based upon the acoustic center) are 

considered a better representation of the overall noise exposure experience for adjacent receivers over the duration 

of each construction phase. Noise levels would be relatively high when equipment is operating near the Project 

boundaries and would exceed the FTA’s 80 dBA Leq 8-hour threshold by as much as 8 dBA during demolition. The 

FTA’s 80 dBA Leq 8-hour threshold is also predicted to be exceeded during the site preparation and grading phases. 

Based upon the City’s municipal code, noise associated with construction, repair, remodeling, or grading of any real 

property is exempt, provided these activities do not take place between the hours of 8:00 p.m. and 7:00 a.m. on 

any given day and provided that the City Building Official determines that the public health and safety will not be 

impaired. Project construction activities would be short-term, occurring within the hours of 7:00 a.m. and 8:00 p.m., 

and would cease upon construction completion. Furthermore, the Project would be required to adhere to the City 

General Plans Implementing Policies, including the following pertaining to construction: 

• NE-1.2.5. All construction vehicles and equipment, fixed or mobile operated, shall be equipped with properly 

operating and maintained mufflers. 

• NE-1.2.6. Stock piling and/or vehicle staging areas shall be located as far as practical from residential homes. 

• NE-1.2.7. The noisiest operations shall be arranged to occur together in the construction programs to avoid 

continuing periods of greater annoyance. 

• NE-1.2.8. Construction which can impact noise sensitive receptors shall be limited to the hours of 7:00 AM 

to 8:00 PM on any given day and provided that the building official determines that the public health and 

safety will not be impaired.  

Because construction noise levels would be substantially higher than existing ambient noise levels, and because 

the FTA’s 80 dBA Leq 8-hour threshold would be exceeded, additional measures as outlined in MM-NOI-1 are required. 

MM-NOI-1 includes the required installation of an 8-foot high temporary noise barrier at the western site boundary 

adjacent to the residential land uses. Based upon calculations, the construction noise barrier would provide 9.5 

dBA attenuation, and would thus reduce the loudest-phase 8-hour average noise level to below 80 dBA. Additionally, 

mitigation measure MM-NOI-2 will further minimize noise impacts from construction. MM-NOI-2 requires that the 

Project Applicant notify surrounding neighbors, including the residences to the east, south and west of the Project 

site, listing the construction activity and construction hours, as well as providing contact information in the event of 

noise complaints (see MM-NOI-2 below). Construction noise would be less than significant with mitigation 

incorporated (MM-NOI-1 and MM-NOI-2). (Draft EIR, pp. 4.9-13 through 4.9-15.) 

2.3.6.2 Vibration 

Threshold: Would the Project result in the exposure of persons to or generation of excessive groundborne vibration 

or groundborne noise levels? 

Finding: Less than significant impact with mitigation measures. 

Explanation: During operation, no major sources of groundborne vibration or groundborne noise are anticipated. 

Construction activities that might expose persons to excessive ground-borne vibration or ground-borne noise could 

cause a potentially significant impact. Groundborne vibration from construction activities is typically attenuated 

over short distances. The heavier pieces of construction equipment used at this site could include bulldozers, 

excavators, loaded trucks, water trucks, and pavers. Based on published vibration data, the anticipated 
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construction equipment would generate an RMS vibration level of approximately 87 VdB re 1 micro-inch/second at 

a distance of 25 feet from the source (FTA 2018). At the distance from the nearest vibration-sensitive receivers 

(residences located to the west) to where construction activity would be occurring on the Project site (approximately 

40 feet), and with the anticipated construction equipment, the RMS vibration levels would be approximately 80.9 

VdB. This would be greater than the recommended threshold of 78 VdB for human response within residential 

structures during daytime hours5. Vibration from construction equipment would likely be perceptible at times, 

although the amount of time would be relatively brief as the construction equipment moves around the site. 

Nonetheless, the impact from groundborne vibration during construction is considered potentially significant. 

Mitigation measures MM-NOI-1 and MM-NOI-2 will reduce vibration impacts from construction. MM-NOI-1 provides 

methods by which vibration from construction may be reduced, and MM-NOI-2 requires that the Project Applicant 

notify surrounding neighbors, including the residences to the east, south and west of the Project site, listing the 

construction activity and construction hours, as well as providing contact information in the event of vibration 

complaints (see MM-NOI-1 and MM-NOI-2 below). 

With regards to potential for structural damage, the vibration levels are presented in terms of inches per second 

peak particle velocity (PPV). Based on published vibration data, the anticipated construction equipment would 

generate vibration levels of approximately 0.089 inches per second PPV at a distance of 25 feet from the source 

(FTA 2018). At the distance from the nearest vibration-sensitive receivers (residences located to the west) to where 

construction activity would be occurring on the Project site (approximately 40 feet), and with the anticipated 

construction equipment, the peak particle velocity vibration level would be approximately 0.044 inches per second. 

This level would be less than the recommended threshold of 0.20 inches per second for potential of architectural 

damage to non-engineered timber and masonry buildings6. Construction vibration impacts with regard to potential 

for structural damage would be less than significant. No mitigation measures are required. 

The Project would result in less than significant impacts with regard to permanent increase in groundborne vibration 

levels. The Project would result in potentially significant impacts with regard to generation of groundborne vibration 

levels in the vicinity of the Project during construction. With incorporation of MM-NOI-1 and MM-NOI-2 (as detailed 

below), impacts associated with construction vibration would be less than significant with mitigation incorporated. 

(Draft EIR, pp. 4.9-20 through 4.9-21.) 

2.3.6.4 Mitigation Measures 

MM-NOI-1 Prior to issuance of grading permits, the Project Applicant or their designee (such as the 

construction contractor) shall implement best management practices (BMPs) to reduce short-term 

construction noise. The BMPs shall be incorporated by the City of Montclair as conditions on City-

issued permits. Noise reduction BMPs shall include, but may not be limited to, the following: 

• Prior to Project construction, temporary sound barriers/shielding shall be installed at the 

western site boundary adjacent to the residential land uses. The construction noise barrier 

 
5 Based upon Table 6-6 of the FTA’s Transit Noise and Vibration Impact Assessment Manual (FTA 2018). Because construction 

activities would not occur during nighttime hours, the maximum vibration level corresponding to the category for “Residential Day” 

is used. 
6 Based upon Table 7-5 of the FTA’s Transit Noise and Vibration Impact Assessment Manual (FTA 2018). Table 7-5 provides 

recommended vibration damage criteria for structure types ranging from quite robust (“Reinforced-concrete, steel or timber”) to 

quite fragile (“Buildings extremely susceptible to vibration damage”). Non-engineered timber and masonry building criteria 

represents the category just above the most fragile category, and thus is considered conservative for the nearby residences and 

other structures.  
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shall be a minimum of 8 feet in height. The barrier may be constructed of 3/4-inch Medium 

Density Overlay (MDO) plywood sheeting, or other material of equivalent utility having a surface 

weight of 2 pounds per square foot or greater. Prefabricated acoustic barriers are available 

from various vendors. When barrier units are joined together, the mating surfaces of the barrier 

sides should be flush or overlap with one another. Gaps between barrier units, and between 

the bottom edge of the barrier panels and the ground, should be closed with material that will 

completely fill the gaps, and be dense enough to attenuate noise. 

• All construction equipment, fixed or mobile, shall be equipped with properly operating and 

maintained mufflers consistent with the manufacturers’ specifications and standards. 

• Construction noise reduction methods, such as shutting off idling equipment, maximizing the 

distance between construction equipment staging areas and occupied sensitive receptor 

areas, and using electric air compressors and similar power tools rather than diesel equipment, 

shall be used. 

• During construction, stationary equipment should be placed as far away from the adjacent 

residential property boundary as feasible and positioned such that emitted noise is directed 

away from or shielded from sensitive receptors. Acoustically attenuating shields, shrouds, or 

enclosures may be placed over stationary equipment. 

• During construction, stockpiling and vehicle staging areas shall be located far from noise-

sensitive receptors. 

• Strategies to reduce groundborne vibration levels will include, but not be limited to, 

halting/staggering concurrent activities, creating a larger set back distance, or utilizing lower-

vibratory (typically smaller) equipment or techniques. 

• The Project shall be in compliance with the City’s Noise Ordinance (Montclair Municipal Code 

Chapter 6.12): Noise sources associated with construction, repair, remodeling, or grading of 

any real property are exempt, provided said activities do not take place between the hours of 

8:00 p.m. and 7:00 a.m. on any given day and provided that the City Building Official 

determines that the public health and safety will not be impaired.  

MM-NOI-2 At least 10 days prior to construction, the Project applicant shall notify nearby property owners 

within 300 feet of the Project site, including residences to the east, south and west, of the 

construction activities and construction hours proposed to occur on the Project site, as well as 

provide contact information in the event a property owner or residence has a noise or vibration 

complaint. Additionally, construction hours, allowable workdays, and the phone number of the job 

superintendent and City code enforcement shall be clearly posted at all construction entrances to 

allow surrounding property owners and residents to contact the job superintendent. Upon receipt 

of a complaint, the job superintendent shall respond to the complainant, investigate to ensure a 

good understanding of the specifics of the complaint, and coordinate with City staff to resolve the 

issue by ensuring that the measures listed above in MM-NOI-1 are being implemented. 
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2.3.7 Tribal Cultural Resources 

2.3.7.1 Tribal Cultural Resources 

Threshold: Would the Project 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 a resource determined by the lead agency, in its discretion and 

supported by substantial evidence, to be significant pursuant to criteria set forth in Public Resources Code section 

5024.1 Tribal Cultural Resources and California Public Resources Code, Section 5024.1? 

Finding: Less than significant impact with mitigation measures. 

Explanation: 

There are no resources on the Project site that have been determined by the City to be significant pursuant to the 

criteria set forth in PRC Section 5024.1. Further, no TCRs were identified in the Project site by California Native 

American tribes as part of the City’s AB 52 and SB 18 notification and consultation process.  

One response to the AB 52 and SB 18 outreach letters to tribal contacts was received by the City requesting 

consulting party status. This response was from Chairman Andrew Salas of the Gabrieleno Band of Mission Indians 

– Kizh Nation. In the response letter, Chairman Salas requested consulting party status. During the consultation 

process, Chairman Salas provided a map of tribal territories and county boundaries, including mitigation measures 

for tribal cultural resources within the Kizh Nation Tribal Territory, though no TCRs or other known cultural resources 

that could be directly impacted by the Project were identified. 

Despite the fact that no information regarding TCRs has been received by the City and the fact that the 

archaeological sensitivity of the Project site is considered to be low, the City is committed to preserving the integrity 

of cultural resources and TCRs. Thus, in response to the requests for construction monitoring, MM-TCR-1 and MM-

TCR-2 are required to ensure that a Native American Monitor approved by the Gabrieleno Band of Mission Indians-

Kizh Nation is able to observe subsurface construction activities and to ensure that if any potential TCRs are 

encountered, a representative from the Gabrieleno Band of Mission Indians-Kizh Nation as well as a qualified 

archaeologist shall be able to evaluate the find. If significant TCRs are discovered, MM-TCR-2 prescribes measures 

for the appropriate treatment to preserve the integrity and significance of those resources. Additionally, MM-CUL-1 

and MM-CUL-2 would further mitigate impacts. MM-CUL-1, requires that all Project construction personnel take the 

Workers Environmental Awareness Program (WEAP) training for the proper identification and treatment of 

inadvertent discoveries, further reducing the possibility that resources, if present within the subsurface of the site, 

are identified and appropriately treated. MM-CUL-2 requires the retention of an on-call qualified archaeologist, who 

meets the Secretary of Interior’s Professional Qualification Standards for Archaeology, to address inadvertent 

discoveries. Altogether, implementation of MM-TRC-1 and MM-TRC-2, as well as MM-CUL-1 and MM-CUL-2, would 

reduce the significance of impacts associated with any potential buried, currently unrecorded/unknown tribal 

cultural resources to a level of less than significant. (Draft EIR, pp. 4.11-13 through 4.11-14.) 
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2.3.7.3 Mitigation Measures  

With the incorporation of MM-TRC-1 and MM-TRC-2, as well as MM-CUL-1 and MM-CUL-2, impacts associated with 

tribal cultural resources would be less than significant with mitigation incorporated.  

MM-TRC-1 Prior to the issuance of any grading permit for the Project, the City of Montclair (City) shall ensure 

that the Project Applicant retains the services of a tribal monitor(s) approved by the Gabrieleño 

Band of Mission Indians Kizh Nation to provide Native American monitoring during ground-

disturbing activities. This provision shall be included on the Project contractor’s plans and 

specifications. Ground-disturbing activities are defined by the Gabrieleño Band of Mission Indians 

Kizh Nation as activities that may include but are not limited to pavement removal, pot-holing or 

auguring, grubbing, tree removals, borings, grading, excavation, drilling, and/or trenching within 

the Project area. The Project site shall be made accessible to the monitor(s), provided adequate 

notice is given to the construction contractor and that a construction safety hazard does not occur. 

The monitor(s) shall possess Hazardous Waste Operations and Emergency Response (HAZWOPER) 

certification. In addition, the monitor(s) shall be required to provide insurance certificates, including 

liability insurance.  

If evidence of any tribal cultural resources is found during ground-disturbing activities, the 

monitor(s) shall have the capacity to halt construction in the immediate vicinity of the find to recover 

and/or determine the appropriate plan of recovery for the resource in consultation with a qualified 

archaeologist. The recovery process shall not unreasonably delay the construction process and 

must be carried out consistent with CEQA and local regulations.  

Construction activity shall not be contingent on the presence or availability of a monitor, and 

construction may proceed regardless of whether or not a monitor is present on site. The monitor 

shall complete daily monitoring logs that will provide descriptions of the day’s activities and general 

observations and whether the Native American monitor believes they observed a TCR and what 

action they took. The on-site monitoring shall end when the Project site grading and excavation 

activities are completed or prior to the completion if the monitor has indicated that the site has a 

low potential for tribal cultural resources 

MM-TCR-2  Upon discovery of any tribal cultural resources, a Native American monitor has the ability to halt 

construction activities in the immediate vicinity (within 50 feet) of the find until the find can be 

assessed. All tribal cultural resources unearthed during the Project construction activities shall be 

evaluated by the Native American monitor approved by the Gabrieleño Band of Mission Indians 

Kizh Nation and a qualified archaeologist. Construction work shall be permitted to continue on 

other parts of the Project site while evaluation and, if necessary, additional investigations and/or 

preservation measures take place (CEQA Guidelines Section 15064.5(f)). If the resources are 

Native American in origin, the Gabrieleño Band of Mission Indians Kizh Nation tribe shall coordinate 

with the landowner regarding treatment and curation of these resources. If a resource is 

determined by the qualified archaeologist to constitute a “historical resource” or “unique 

archaeological resource,” time allotment and funding sufficient to allow for implementation of 

avoidance measures shall be made available through coordination between the Gabrieleño Band 

of Mission Indians Kizh Nation and the Project applicant. The treatment plan established for the 

resources shall be in accordance with California Environmental Quality Act (CEQA) Guidelines 
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Section 15064.5(f) for historical resources and Public Resources Code (PRC) Sections 21083.2(b) 

for unique archaeological resources. Preservation in place (i.e., avoidance) shall be the preferred 

manner of treatment. If preservation in place is not feasible, treatment may include implementation 

of archaeological data recovery excavations to remove the resource along with subsequent 

laboratory processing and analysis. 

2.3.8 Utilities and Service Systems  

2.3.8.1 Wastewater Treatment Requirements 

Threshold: Would the Project require or result in the relocation or construction of new or expanded water, 

wastewater treatment or storm water drainage, electric power, natural gas, or telecommunications facilities, the 

construction or relocation of which could cause significant environmental effects?  

Finding: Less than significant impact with mitigation measures. 

Explanation: 

Existing utility service lines are located within the vicinity of the Project site. As part of the Project, utility service lines, 

including those for water, wastewater, stormwater drainage, electric power, natural gas, and telecommunications 

services would be reconfigured from their current locations on and nearby the Project site to the proposed buildings. The 

following discussion provides a summary of Project utility work.  

• Water. There are existing water lines within the streets immediately surrounding the Project site, including 

a 12-inch line within State Street, an 8-inch line within Mission Boulevard, 4-inch, 30-inch, and 42-inch 

lines within Ramona Avenue, and an 8-inch line within 3rd Street. As part of the Project, the 8-inch line 

within 3rd Street would be extended across the Project site to Ramona Avenue as a 12-inch line. Buildings 

7 and 8 would connect to the water line within either State Street or Third Street, or to both water lines, 

depending on the locations of the offices within each building. Buildings 1, 2, and 3 would connect to the 

new 12-inch water line in Third Street. Buildings 4, 5, and 6 would connect to an existing 8-inch water line 

within Mission Boulevard. 

Additionally, an approximately 440-square-foot parcel containing an inactive subterranean water well that 

was formerly used for agricultural uses (APN 101-216-101) is located within the northwestern portion of 

the Project site in the concrete-paved area of the former (now demolished) industrial buildings. While this 

parcel is not a part of the Project site, construction and operational activities would occur on the parcel, 

which would ultimately be surrounded by landscaping associated with the frontage of the Project site facing 

State Street, near Building 7. The well is considered to be a “permanently inactive well” in accordance with 

the definition set forth in the California Health and Safety Code Section 115700. Therefore, prior to the 

proposed Project’s construction, the Project Applicant will coordinate with San Bernardino County to 

conduct the permanent abandonment of the well in accordance with all applicable regulations. 

• Wastewater. The Project would be served by an existing 15-inch sewer line is located beneath State Street, 

an existing 18-inch sewer line is located beneath Ramona Avenue, and an existing 8-inch sewer line is 

located beneath Mission Boulevard. A new 8-inch line would connect to the 8-inch line within Mission 

Boulevard, which would be extended north between Buildings 2 and 3 and between Buildings 4 and 5 until 

it meets Third Street. Upon meeting Third Street, this new line would extend east and west to connect to a 
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new 6-inch sewer laterals for Buildings 7 and 8. Building 1 would connect directly to the new sewer line in 

Third Street. Buildings 2 through 5 would connect to the new 8-inch sewer within a new public utility 

easement from Third Street to Mission Boulevard. Additionally, a segment of the existing 8-inch sewer line 

in Mission Boulevard would be replaced because the segment has reached the end of its service life.  

• Stormwater. Stormwater sheet flows across the Project site to outlet points along Ramona Avenue and 

Mission Boulevard where flows are routed via curb and gutter to a catch basin within Mission Boulevard. 

This catch basin is connected to a 66-inch public storm drain within Mission Boulevard, which discharges 

into San Antonio Creek and ultimately the Pacific Ocean. As part of the Project, stormwater flows would be 

captured on-site and treated within a series of underground infiltration facilities. Buildings 7 and 8 would 

each have their own infiltration facilities, which would discharge to a new public storm drain line within 3rd 

Street. The new storm drain would continue south from 3rd Street between Buildings 2 and 3 and between 

Buildings 4 and 6 in a new public utility easement where it would connect to the existing 66-inch storm 

drain within Mission Boulevard. Two catch basins would be located at the west end of 3rd Street to collect 

stormwater flows along 3rd Street. Buildings 1 through 6 would drain to one or more on-site underground 

infiltration facilities before also discharging to the new storm drain.  

• Electric Power. The Project site is currently served by 12-kV overhead electrical lines along State Street and 

12-kV underground electrical lines within Ramona Avenue. The Project would connect to these existing lines 

and would also involve the undergrounding of existing overhead electrical lines located on the Project site. 

• Natural Gas. The Project site is currently served by a 6-inch gas line within Ramona Avenue, a 2-inch gas 

line within State Street, 3-inch gas line within Mission Boulevard, a 2-inch gas line within Silicon Avenue 

and Third Street. The Project would connect to these existing gas lines via lateral connections.  

• Telecommunications. Copper and fiber telephone facilities as well as cable television facilities are located 

adjacent to the Project site within State Street, Ramona Avenue, and Mission Boulevard. These facilities 

would be extended onto the Project site via lateral connections.  

Given that the activity of reconfiguring the existing utility lines would involve ground disturbance and the use of 

heavy machinery associated with trenching, the installation of these utility service lines could potentially result in 

environmental effects. For example, construction equipment would emit air quality pollutants and greenhouse gas 

emissions, trenching and excavation could potentially destroy cultural and tribal cultural resources if located within 

the subsurface, and the disturbance of soils could potentially result in an increased potential for erosion or for 

disturbed soils to enter into downstream waters. However, the extension of these utility service lines, including their 

disturbance footprints and construction techniques, as well as their associated impacts, is part of the Project 

analyzed herein. As such, any potential environmental impacts related to these components, such as those 

described above, are already accounted for in this Draft EIR as part of the impact assessment conducted for the 

entirety of the Project. Additionally, the Project would be required to comply with all regulatory requirements and 

mitigation measures outlined within this Draft EIR for the purposes of lessening or mitigating impacts associated 

with trenching activities and the use of heavy machinery. For example, Project construction would occur in 

accordance with the requirements of the NPDES General Construction Permit and the Montclair Municipal Code, 

which require the implementation of BMPs and pollutant control measures to minimize pollutants and reduce runoff 

to levels that comply with applicable water quality standards. Mitigation measures that would reduce construction 

impacts include MM-AQ-2, MM-BIO-1, MM-CUL-1, MM-CUL-2, MM-GEO-1, MM-HAZ-1, MM-HAZ-2, MM-HAZ-3, MM-

NOI-1, and MM-NOI-2, MM-TCR-1, and MM-TCR-2. The Project would not require the construction, expansion, or 

relocation of water, wastewater, stormwater drainage facilities, electric power, natural gas, and telecommunications 

facilities beyond those facilities identified above, as existing facilities are in-place and adequately sized to 

accommodate the Project. Therefore, no adverse physical effects beyond those already disclosed in this Draft EIR 
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would occur as a result of implementation of the Project’s proposed utility system connections. Impacts would be 

less than significant with mitigation incorporated.  

2.4 Impacts Determined to Be Less Than Significant 

The City Council hereby finds that the following potential environmental impacts of the Project are less than 

significant and therefore do not require the imposition of Mitigation Measures. 

2.4.1 Aesthetics 

2.4.1.1 Scenic Vistas 

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

Finding: No impact. 

Explanation: Scenic vistas and other important visual resources are typically associated with natural landforms such 

as mountains, foothills, ridgelines, coastlines, and open space areas. The City’s General Plan Open Space Element 

identifies parks and recreational areas, flood control, and agricultural areas as three major sources of open space 

lands in the City. Open Space Objective OS-1.2.0 recognizes that open space provides visual relief from highly 

urbanized areas (City of Montclair 1999). However, the City’s General Plan does not designate any specific vistas 

within the City as “scenic vistas” and notes that there are no scenic corridors within the City (City of Montclair 1999).  

The nearest park to the Project site is Essex Park, located approximately 1,500 feet south of the Project site, and 

no natural drainages (only channelized flood control facilities), agricultural areas, or other natural landforms exist 

in the vicinity of the Project site. The Project site is located well outside the viewshed of any scenic vistas or other 

important visual resources. Therefore, no impacts associated with scenic vistas would occur. (Draft EIR, p. 5-1.) 

2.4.1.2 Scenic Resources 

Threshold: Would the Project substantially damage scenic resources, including, but not limited to, trees, rock 

outcroppings, and historic buildings within a state scenic highway?  

Finding: No impact.  

Explanation: There are no state scenic highways that occur within the vicinity of the Project site. The nearest 

Officially Designated State Highway is the portion of State Route 2 along the San Gabriel Mountains, located over 

20 miles northwest of the Project site in Los Angeles County (County of Los Angeles 2014). Based on this distance 

and intervening natural topography and manmade development, the Project site is not located within the viewshed 
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of this officially designated state scenic highway. Therefore, no impacts associated with state scenic highways would 

occur. (Draft EIR, p. 5-1.) 

2.4.1.3 Visual Character 

Threshold: Would the Project substantially degrade the existing visual character or quality of public view of the site 

and its surroundings?  

Finding: Less than significant. 

Explanation: Section 20171 of the California Public Resources Code defines an “urbanized area” as “(a) an 

incorporated city that meets either of the following criteria: (1) Has a population of at least 100,000 persons, or (2) 

Has a population of less than 100,000 persons if the population of that city and not more than two contiguous 

incorporated cities combined equals at least 100,000 persons.” As of January 1, 2020, the California Department 

of Finance estimated the population of Montclair to be 39,490 persons (DOF 2020). Additionally, the City of 

Montclair is located adjacent to the City of Ontario, which the California Department of Finance estimates to have 

a population of 182,871 as of January 1, 2020 (DOF 2020). Therefore, because the City of Montclair shares a 

border with the City of Ontario, and because the two cities’ combined population exceeds 100,000 persons, the 

City of Montclair is considered an urbanized area per CEQA and the first question of this threshold does not apply 

to the Project, as it is directed at non-urbanized areas. Section 21071 of the California Public Resources Code also 

defines an urbanized area for unincorporated areas; however, the City of Montclair is an incorporated city, so this 

definition was not considered for this analysis. 

The City’s Municipal Code includes design standards related to building height, setbacks, landscaping 

requirements, and other development considerations that are relevant to scenic quality. Specifically, Title 11, 

Zoning and Development, of the City’s Municipal Code includes design standards for each zoning district, including 

the M1 Limited Manufacturing Zone and MIP Manufacturing Industrial Zone, which are the proposed zoning 

designations for the Project site. The M1 Limited Manufacturing Zone and MIP Manufacturing Industrial Zone and 

have specified regulations that are outlined in Section 11.30 and 11.32 of the City’s Municipal Code (City of 

Montclair 2020a). The design standards exist, in part, to regulate the uses of buildings and structures, and to 

encourage the most appropriate use of land. As a part of the City’s development and design review process, project 

plans are reviewed by City staff, as well as the City’s Design Review Committee, to ensure compliance with 

applicable provisions of the City’s Municipal Code, including those provisions relating to scenic quality. Because the 

Project would undergo review by City Staff and the City’s Development Review Committee and no Project 

components that are inconsistent with provisions of the Municipal Code that relate to scenic quality are being 

requested, the Project would not conflict with applicable zoning and other regulations governing scenic quality. 

Therefore, impacts associated with scenic quality would be less than significant. (Draft EIR, pp. 5-1 through 5-2.) 

2.4.1.4 Light and Glare 

Threshold: Would the Project create a new source of substantial light or glare which would adversely affect day or 

nighttime views in the area?  

Finding: Less than significant.  
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Explanation: Under existing conditions, the Project site contains sources of artificial nighttime light that are typical 

of drive-in movie theatre and swap meet uses. In addition, streetlights are present along Mission Boulevard and 

Ramona Avenue to the south and east, all of which are sources of nighttime light as well. Other exterior artificial 

light sources in the immediate vicinity of the Project site include nearby residential dwelling units and the building 

bordering the site to the west.  

Lighting is of most concern when it may potentially spill over or trespass onto off-site properties, particularly 

residential buildings and the public right-of-way. However, consistent with Section 11.66.030 of the City’s Municipal 

Code, lighting used in the parking areas must be arranged so that the light is directed onto the parking areas and 

away from adjacent properties. The Building Security Requirements also state that exterior lighting must not shine 

away from the subject property (City of Montclair 2020b). Where light spillage on adjacent properties is a concern 

(i.e., residences to the west), the Project would be required to include light controlling devices, such as light guards. 

The light-controlling devices would reduce light spillage on adjacent sensitive receptors. Additionally, per the 

requirements of Section 11.80 of the City’s Municipal Code, the Project’s Precise Plan of Design must specify the 

location and design of all lighting within the proposed development area except that which is within any building. 

City staff will review the Project’s Precise Plan of Design during the plan check process to ensure that lighting be 

arranged so it is directed away from adjacent properties.  

With respect to glare potentially generated by the Project, the majority of the exterior building surfaces would consist 

of painted concrete (i.e., tilt-up concrete walls) and does not include any physical properties that would produce 

substantial amounts of glare. To provide architectural interest and break up the overall massing of Project buildings, 

the Project would feature the use of large glass windows throughout Project buildings’ facades; however, the Project 

would use glass that is clear or tinted with medium to high performance anti-glare glazing and would not use glass 

with mirrored finishes. As such, the Project as a whole would not result in a substantial amount of glare in the 

Project area. Therefore, impacts associated with light and glare would be less than significant. (Draft EIR, p. 5-2.) 

2.4.2 Agriculture and Forestry Resources 

2.4.2.1 Farmland Conversion 

Threshold: Would the Project convert Primate Farmland, Unique Farmland, or Farmland of Statewide significance, 

as shown on the maps prepared pursuant to the Farmland Mapping and Monitoring Program of the California 

Resources Agency, to non-agricultural use?  

Finding: No impact.  

Explanation: The Project site is located in a developed portion of the City. According to the California Department of 

Conservation’s California Important Farmland Finder, the Project site and surrounding area are identified as Urban 

and Built-Up Land (DOC 2016a). The Project site is not located on or adjacent to any parcels identified as Prime 

Farmland, Unique Farmland, or Farmland of State Importance (collectively called Important Farmland). Because no 

Important Farmland is located on the Project site and the surrounding area, development of the Project would not 
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convert or otherwise impact any Important Farmland. Therefore, no impacts associated with conversion of 

Important Farmland would occur. (Draft EIR, p. 5-3.) 

2.4.2.2 Agricultural Zoning 

Threshold: Would the Project conflict with existing agricultural zoning or Williamson Act contract? 

Finding: No impact. 

Explanation: According to the California Department of Conservation’s Williamson Act Parcels Map for San 

Bernardino County (DOC 2016b), there are no Williamson Act contracts on the Project site or within the Project 

site’s vicinity. In addition, the City’s Zoning Map identifies the Project site as MIP, C3, and M1 (City of Montclair 

2013). Neither the Project site nor any surrounding parcels are zoned for an agricultural use. Therefore, no impacts 

associated with Williamson Act contract lands or agricultural zoning would occur. (Draft EIR, p. 5-3.) 

2.4.2.3 Forestland Zoning 

Threshold: Would the Project conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public 

Resources Code section 12220(g)), timberland (as defined by Public Resources Code section 4526), or timberland 

zoned Timberland Production (as defined by Government Code section 51104(g)?  

Finding: No impact. 

Explanation: The Project site is located within a developed portion of the City. The Project site is not located on or 

adjacent to forest land, timberland, or timberland zoned Timberland Production (City of Montclair 2013). Therefore, 

no impacts associated with forest land or timberland zoning would occur. (Draft EIR, p. 5-3.) 

2.4.2.4 Loss of Forest Land 

Threshold: Would the Project result in the loss of forest land or conversion of forestland to non-forest use? 

Finding: No impact. 

Explanation: The Project site is located within an urbanized area and not located on or adjacent to forest land. 

Therefore, no impacts associated with the loss or conversion of forest land would occur. (Draft EIR, p. 5-3.) 

2.4.2.5 Conversion of Farmland or Forestland 

Threshold: Would the Project 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?  

Finding: No impact. 

Explanation: The Project site is not located on or adjacent to any lands identified by either the State or the City as 

Important Farmland or forest land. The Project would not include any on-site or Project adjacent improvements that 
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would result in the conversion of Important Farmland or forest land uses. Therefore, no impacts associated with 

the conversion of Important Farmland or forest land would occur. (Draft EIR, p. 5-3.) 

2.4.3 Air Quality 

2.4.3.1 Sensitive Receptors 

Threshold: Would the Project expose sensitive receptors to substantial pollutant concentrations?  

Finding: Less than significant. 

Explanation: 

Localized Significance Thresholds Analysis 

Sensitive receptors are those individuals more susceptible to the effects of air pollution than the population at 

large. People most likely to be affected by air pollution include children, the elderly, and people with cardiovascular 

and chronic respiratory diseases. According to the SCAQMD, sensitive receptors include residences, schools, 

playgrounds, childcare centers, long-term healthcare facilities, rehabilitation centers, convalescent centers, and 

retirement homes (SCAQMD 1993). Sensitive receptors near the Project site include residences adjacent to the 

Project site on the western boundary (less than 25 feet).  

An LST analysis has been prepared to determine potential impacts to nearby sensitive receptors during 

construction of the Project. The SCAQMD also recommends the evaluation of localized NO2, CO, PM10, and PM2.5 

impacts as a result of construction activities to sensitive receptors in the immediate vicinity of the Project site. The 

impacts were analyzed using methods consistent with those in the SCAQMD’s Final Localized Significance 

Threshold Methodology (2008). According to the Final Localized Significance Threshold Methodology, “off-site 

mobile emissions from the Project should not be included in the emissions compared to the LSTs” (SCAQMD 2008). 

Hauling of soils and construction materials associated with Project construction are not expected to cause 

substantial air quality impacts to sensitive receptors along off-site roadways. Localized emissions from the trucks 

would be relatively brief in nature and would cease once the trucks pass through the main streets.  

Construction activities associated with the Project would result in temporary sources of on-site fugitive dust and 

construction equipment emissions. Operational emissions include use of off-road equipment and mobile sources 

onsite. Construction and operational activities would not generate emissions in excess of site-specific LSTs; therefore, 

localized impacts during construction and operation of the Project would be less than significant. No mitigation is 

required. (Draft EIR, pp. 4.1-41 through 4.1-42.) 

Health Impacts of Carbon Monoxide  

Mobile source impacts occur on two scales of motion. Regionally, proposed Project-related travel would add to 

regional trip generation and increase the vehicle miles traveled within the local airshed and the SCAB. Locally, traffic 

generated by the Proposed Project would be added to the City’s roadway system near the Proposed Project site. If 

such traffic occurs during periods of poor atmospheric ventilation, is composed of a large number of vehicles cold-

started and operating at pollution-inefficient speeds, and is operating on roadways already crowded with non-

Proposed Project traffic, there is a potential for the formation of microscale CO hotspots in the area immediately 

around points of congested traffic. Because of continued improvement in vehicular emissions at a rate faster than 
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the rate of vehicle growth and/or congestion, as described above, the potential for CO hotspots in the SCAB is 

steadily decreasing. 

At the time that the SCAQMD 1993 Handbook was published, the SCAB was designated nonattainment under the CAAQS 

and NAAQS for CO. In 2007, the SCAQMD was designated in attainment for CO under both the CAAQS and NAAQS as a 

result of the steady decline in CO concentrations in the SCAB due to turnover of older vehicles, introduction of cleaner 

fuels, and implementation of control technology on industrial facilities. The SCAQMD conducted CO modeling for the 

2003 AQMP (Appendix V: Modeling and Attainment Demonstrations, SCAQMD 2003b) for the four worst-case 

intersections in the SCAB: (1) Wilshire Boulevard and Veteran Avenue, (2) Sunset Boulevard and Highland Avenue, (3) 

La Cienega Boulevard and Century Boulevard, and (4) Long Beach Boulevard and Imperial Highway. At the time the 2003 

AQMP was prepared, the intersection of Wilshire Boulevard and Veteran Avenue was the most congested intersection in 

Los Angeles County, with an average daily traffic volume of about 100,000 vehicles per day. Using CO emission factors 

for 2002, the peak modeled CO 1-hour concentration was estimated to be 4.6 ppm at the intersection of Wilshire 

Boulevard and Veteran Avenue. When added to the maximum 1-hour CO concentration from 2017 through 2019 at the 

Upland monitoring station, which was 1.9 ppm in 2017, the 1-hour CO would be 6.5 ppm, while the CAAQS is 20 ppm.  

The 2003 AQMP also projected 8-hour CO concentrations at these four intersections for 1997 and from 2002 

through 2005. From years 2002 through 2005, the maximum 8-hour CO concentration was 3.8 ppm at the Sunset 

Boulevard and Highland Avenue intersection in 2002; the maximum 8-hour CO concentration was 3.4 ppm at the 

Wilshire Boulevard and Veteran Avenue in 2002. Adding the 3.8 ppm to the maximum 8-hour CO concentration 

from 2017 through 2019 at the Upland monitoring station, which was 1.4 ppm in 2017, the 8-hour CO would be 

5.2 ppm, while the CAAQS is 9.0 ppm.  

Accordingly, CO concentrations at congested intersections would not exceed the 1-hour or 8-hour CO CAAQS unless 

projected daily traffic would be at least over 100,000 vehicles per day. Because the Proposed Project would not 

increase daily traffic volumes at any study intersection to more than 100,000 vehicles per day,7 a CO hotspot is not 

anticipated to occur and associated impacts would be less than significant. No mitigation is required. (Draft EIR, p. 

4.1-42.) 

2.4.3.2 Other Adverse Emissions 

Threshold: Would the Project result in other emissions (such as those leading to odors) adversely affecting a 

substantial number of people?  

The occurrence and severity of potential odor impacts depends on numerous factors. The nature, frequency, and 

intensity of the source; the wind speeds and direction; and the sensitivity of receiving location each contribute to the 

intensity of the impact. Although offensive odors seldom cause physical harm, they can be annoying and cause distress 

among the public and generate citizen complaints.  

Odors would be potentially generated from vehicles and equipment exhaust emissions during construction of the 

Project. Potential odors produced during construction would be attributable to concentrations of unburned 

hydrocarbons from tailpipes of construction equipment, architectural coatings, and asphalt pavement application. 

 
7  For each study intersection in each scenario evaluated in the TIA, the daily volumes were estimated by assuming that the AM peak 

hour intersection volumes represent 8% of the daily traffic volumes and the total PM peak hour intersection volumes represent 

10% of the daily traffic volumes. Using this method, all 28 study intersections were estimated to result in less than 100,000 

vehicles per day in every scenario evaluated (ranging from 8,060 vehicles to 84,663 vehicles). 
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Such odors would disperse rapidly from the Project site and generally occur at magnitudes that would not affect 

substantial numbers of people. In addition, the Project would be required to comply with the California Code of 

Regulations, Title 13, sections 2449(d)(3) and 2485, which minimizes the idling time of construction equipment 

either by shutting it off when not in use or by reducing the time of idling to no more than five minutes. This would 

further reduce the detectable odors from heavy‐duty equipment exhaust. The project would also comply with the 

SCAQMD Regulation XI, Rule 1113 – Architectural Coating, which would minimize odor impacts from ROG emissions 

during architectural coating. According to the local meteorological data at the Ontario Airport, the predominant wind 

direction is blowing from the west and would therefore blow odors away from the nearest sensitive receptors. 

Furthermore, as the Project is required to implement mitigation measure MM-AQ-2, Tier 4 Interim equipment must 

be utilized. Tier 4 equipment is equipped with diesel particulate filters to reduce emissions, which also limits odors. 

Implementation of mitigation measure MM-AQ-2 would further reduce the Project’s already less than significant 

odor impacts to sensitive receptors. Therefore, impacts associated with odors during construction would be less 

than significant. No mitigation is required.  

Land uses and industrial operations associated with odor complaints include agricultural uses, wastewater 

treatment plants, food-processing plants, chemical plants, composting, refineries, landfills, dairies, and fiberglass 

molding (SCAQMD 1993). The Project would not include land uses that generate odors as discussed above during 

operation. Therefore, Project operations would result in an odor impact that is less than significant. No mitigation 

is required. (Draft EIR, pp. 4.1-46 through 4.1-47.) 

2.4.4 Biological Resources 

2.4.4.1 Riparian Habitat 

Threshold: Would the Project have a substantial adverse effect on any riparian habitat or other sensitive natural 

community identified in local or regional plans, policies, regulations or by the California Department of Fish and 

Wildlife or U.S. Fish and Wildlife Service?  

Finding: No impact. 

Explanation: The study area is located in an entirely developed upland area that contains no natural or man-made 

drainages that could support riparian habitat. Additionally, the entire study area is developed with asphalt, concrete, 

or landscaped ornamental vegetation and does not support any native or natural habitats. There are no riparian or 

other hydrophytic vegetation communities on or immediately adjacent to the Project site; nor are there any sensitive 

natural communities. Therefore, construction of the proposed Project would have no impact on any riparian habitats 

or sensitive natural communities. (Draft EIR, p. 4.2-12.) 

2.4.4.2 Wetlands 

Threshold: Would the Project 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?  

Finding: No impact. 
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Explanation: The study area is located in an entirely developed upland area that contains no natural or man-made 

drainages that could support state and federally protected water ways, or topographical depressions that could 

support state and federally protected wetlands. The concrete-lined West State Street storm drain channel occurs 

to the north of the Project site and the concrete-lined San Antonio Creek occurs further to the west of the site; 

however, the Project site is separated from these features by a State Street, the Union Pacific rail lines, and a chain 

link fence. There is no on-site connectivity to these features. Additionally, the Brooks Street Groundwater Recharge 

Basin is located to the further north of the site but does not have any connectivity with the Project site. The proposed 

impact area for the Project site is restricted to the existing developed areas of the existing drive-in theatre and no 

direct or indirect impacts will occur to off-site drainages or basins. Therefore, the Project would have no impacts to 

any state or federally protected waters or wetlands. (Draft EIR, pp. 4.2-12 through 4.2-13.) 

2.4.4.3 Wildlife Movement 

Threshold: Would the Project interfere substantially with the movement of any native resident or migratory fish or 

wildlife species or with established native resident or migratory wildlife corridors, or impede the use of native 

wildlife nursery sites?  

Finding: No impact. 

Explanation: The Project site is surrounded by development and does not function as a wildlife movement corridor. 

A concrete-lined flood control channel occurs to the north of the Project site and further to the west that could 

facilitate the movement of wildlife in the region. The West State Street Storm Drain Channel occurs to the immediate 

north of the Project site and San Antonio Creek occurs approximately 1,850 feet to the west of the Project site. 

These features could support medium-sized wildlife moving through the region. However, these features are 

concrete lined and bound by chain link fences that act as impediments for wildlife entering the Project site. 

Additionally, State Street and the Union Pacific rail lines separate the Project site from these features. The Project 

would have no impact on these features as Project impacts would be limited to the existing developed areas on 

site. Additionally, the Project site does not function as a stopover site for wildlife moving through the area, 

particularly avian species, given the highly developed nature of the Project site. Lastly, the site does not function as 

a corridor between two larger patches of native habitat. While there are natural habitat blocks within the greater 

Project region (such as Tonner Canyon, Puddingstone Reservoir, and Chino Hills State Park), the Project site is 

separated from these features by approximately 4.5 to 5 miles of urban development, precluding the possibility for 

wildlife occupying these natural areas to access the Project site. Therefore, the proposed Project would have no 

impacts to wildlife movement or migratory corridors. (Draft EIR, p. 4.2-13.) 

2.4.4.4 Local Policies and Ordinances 

Threshold: Would the Project conflict with any local policies or ordinances protecting biological resources, such as 

a tree preservation policy or ordinance?  

Finding: Less than significant.  

Explanation: Chapter 9.28.010 of the City of Montclair Municipal Code protects street trees located in the public 

right-of-way. Additionally, per the City Tree Policy Manual, mitigation may be required for the removal of trees on 

private property and the extent of mitigation is at the discretion of the City.  
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As discussed in the Arborist Report for the Project, the Project would directly impact approximately 131 privately 

owned trees within the boundary of the Project site. Because these trees are not located within the City rights-of-

way, the removal of these trees would not conflict with Chapter 9.28.010 of the City of Montclair Municipal Code. 

Per the City Tree Policy Manual, the removal of these 131 private trees may require the replacement of trees or 

payment of a fee at the discretion of the City. As part of the Project, a landscaping plan has been prepared. According 

to the Project’s landscape plan, the Project would plant approximately 293 24-inch box trees and 44 15-gallon box 

trees. In total, the Project would result in the planting of approximately 337 trees, which equates to an approximate 

3:1 tree removal to replacement ratio. It should be noted that the City may require an alternate mitigation and/or 

replacement size for the removal of non-City trees. Because the proposed Project would replace the impacted trees 

that would be removed due to Project implementation, with new trees in accordance with the Landscaping Plan, 

and because the approval of the Landscaping Plan is subject to the City’s review and approval, the proposed Project 

would not conflict with the City’s municipal code or other requirements related to trees on private property.  

In addition, the City of Montclair General Plan includes goals and policies to protect areas capable of replenishing 

groundwater supplies, and to preserve the biological significant habitats contained in the San Antonio Wash 

retention basins. The Project would not result in any impacts to groundwater basins or the San Antonio Wash and 

its tributaries, and as such, would be consistent with the goals and policies of the City of Montclair General Plan 

because the Project would not result in any impacts to groundwater basins or the San Antonio Wash and its 

tributaries.  

Therefore, the Project would not conflict with any local policies or ordinances protecting biological resources. 

Impacts would be less than significant. (Draft EIR, pp. 4.2-13 through 4.2-14.) 

2.4.4.5 Habitat Conservation Plans 

Threshold: Would the Project conflict with the provisions of an adopted Habitat Conservation Plan, Natural 

Community Conservation Plan, or other approved local, regional, or state habitat conservation plan?  

Finding: No impact. 

Explanation: The Project is not located within the limits of an adopted Habitat Conservation Plan, Natural Community 

Conservation Plan, or other approved local, regional, or state habitat conservation plan; therefore, there would be 

no impact. (Draft EIR, p. 4.2-14.) 

2.4.5 Cultural Resources  

2.4.5.1 Historical Resources 

Threshold: Would the Project cause a substantial adverse change in the significance of a historical resource 

pursuant to State CEQA Guidelines, section 15064.5?  

Finding: Less than significant.  

Explanation: To determine if the Project would impact historical resources under CEQA, the Mission Tiki Drive-In 

property (10798 Ramona Avenue) and the Montclair Tire Company property (4485 State Street) were evaluated for 
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historical significance and integrity in consideration of NRHP, CRHR, and City of Montclair designation criteria and 

integrity requirements.  

As detailed in the Historical Resources Technical Report, neither the Mission Tiki Drive-In Theater and associated 

buildings (10798 Ramona Avenue) property, or the Montclair Tire Company (4485 State Street) property appear 

eligible for listing in the NRHP, CRHR, or City of Montclair Historic Landmark designation due to a lack of important 

historical associations, lack of architectural merit, and lack of integrity, nor do they appear eligible as contributors 

to an historic district. As such, these properties are not considered historical resources for the purposes of CEQA. 

These resources have been assigned a California Historical Resource Status Code of 6Z (found ineligible for the 

NRHP, CRHR, or local designation through survey evaluation). 

The Project would not cause a substantial adverse change in the significance of a historical resource, or otherwise 

result in a direct impact to a historical resource. No other adjacent resources were identified as a result of the 

records search or survey that could be indirectly impacted by the Project. Therefore, the Project would have a less 

than significant impact on historical resources. No mitigation is required. (Draft EIR, p. 4.3-17.) 

2.4.5.2 Human Remains 

Threshold: Would the Project disturb any human remains, including those interred outside of dedicated 

cemeteries? 

Finding: Less than significant.  

Explanation: No prehistoric or historic burials were identified within or immediately adjacent to the Project site as a 

result of the CHRIS records search, NAHC Sacred Lands File search, or pedestrian survey. Moreover, the Project 

site is not part of a dedicated cemetery and as such, the likelihood of disturbing human remains is low. However, 

the possibility of encountering human remains within the Project site exists. In the unexpected event that human 

remains are unearthed during construction activities, impacts would be potentially significant. However, in the event 

that human remains are inadvertently encountered during construction activities, such resources would be treated 

in accordance with state and local regulations that provide requirements with regard to the accidental discovery of 

human remains, including California Health and Safety Code Section 7050.5, California Public Resources Code 

Section 5097.98, and the California Code of Regulations Section 15064.5(e). With adherence to these regulatory 

requirements, which requires immediate notification of the county coroner and halting construction activities within 

the vicinity of the find, impacts would be considered less than significant. Impacts would therefore be less than 

significant. (Draft EIR, p. 4.3-18.) 

2.4.6 Energy 

2.4.6.1 Wasteful Use of Energy 

Threshold: Would the Project result in potentially significant impact due to wasteful, inefficient, or unnecessary 

consumption of energy resources, during project construction or operation?  

Finding: Less than significant. 
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Explanation: The Project would not result in potentially significant environmental impact due to wasteful, inefficient, 

or unnecessary consumption of energy resources, during project construction or operation. 

Construction  

The electricity and natural gas used for construction of the proposed Project would be temporary and would be 

substantially less than that required for Project operation and would have a negligible contribution to the Project’s overall 

energy consumption. Although the Project would see an increase in petroleum use during construction and operation, 

vehicles would use less petroleum due to advances in fuel economy and potential reduction in VMT over time. The 

project’s energy use during construction as it relates to electricity, natural gas, and petroleum is evaluated further below.  

Electricity  

The 2020 National Construction Estimator identifies a typical power cost per 1,000 square feet of construction per 

month of $2.38, which was used to calculate the Project’s total construction power cost (Pray 2020). Based on 

information provided in the Project’s Air Quality Impact Analysis, construction activities are anticipated to occur over 

the course of 28 months. The total power cost of on-site electricity usage during construction of the Project is 

estimated to be approximately $33,046.99. Southern California Edison’s (SCE) general service rate schedule was 

used to determine the Project’s electrical usage. As of October 1, 2020, SCE’s general service rate is $0.10 per 

kilowatt hours of electricity for industrial services (SCE 2020). Based on the assumed power cost, it was estimated 

that the total electricity usage during construction, after full Project build-out, would be approximately 330,470 

kilowatt hours. The Project’s electricity requirements during construction would be temporary, and would not 

significantly affect local or regional supplies, or require additional capacity. For these reasons, electricity 

consumption during construction of the Project would not be considered inefficient or wasteful, and impacts would 

be less than significant.  

Natural Gas 

Natural gas is not anticipated to be required during construction of the proposed Project. Fuels used for construction 

would primarily consist of diesel and gasoline, which are discussed below under the “petroleum” subsection.  

Petroleum  

Heavy-duty construction equipment associated with demolition and construction activities would rely on diesel fuel, 

as would haul trucks involved in removing the materials from demolition and excavation. Construction workers 

would travel to and from the Project site throughout the duration of construction. It is assumed in this analysis that 

construction workers would travel to and from the site in gasoline-powered passenger vehicles.  

Heavy-duty construction equipment of various types would be used during each phase of Project construction. 

Appendix B-1 lists the assumed equipment usage for each phase of construction.  

Fuel consumption from construction equipment was estimated by converting the total carbon dioxide (CO2) 

emissions from each construction phase to gallons using the conversion factors for CO2 to gallons of gasoline or 

diesel. Construction is estimated to occur in the years 2021–2024 based on the construction phasing schedule. 

The conversion factor for gasoline is 8.78 kilograms per metric ton CO2 per gallon, and the conversion factor for 

diesel is 10.21 kilograms per metric ton CO2 per gallon (The Climate Registry 2020).  
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Fuel consumption from worker and vendor trips were estimated by converting the total CO2 emissions from each 

construction phase to gallons using the conversion factors for CO2 to gallons of gasoline or diesel. Worker vehicles 

are assumed to be gasoline and vendor/hauling vehicles are assumed to be diesel. 

In summary, construction of the Project is anticipated to consume 119,828 gallons of gasoline and 208,503 gallons 

of diesel, which would last approximately 28 months. By comparison, Countywide total petroleum use by vehicles is 

expected to be 1.2 billion gallons per year by 2021 (CARB 2021). Based on these assumptions, approximately 48 

billion gallons of petroleum would be consumed in California over the course of the Project’s construction phase based 

on the California daily petroleum consumption estimate of approximately 52.9 million gallons per day (EIA 2017). 

The Project will be subject to CARB’s In-Use Off-Road Diesel Vehicle Regulation that applies to certain off-road 

diesel engines, vehicles, or equipment greater than 25 horsepower. The regulation: (1) imposes limits on idling, 

requires a written idling policy, and requires a disclosure when selling vehicles; (2) requires all vehicles to be 

reported to CARB (using the Diesel Off-Road Online Reporting System) and labeled; (3) restricts the adding of 

older vehicles into fleets starting on January 1, 2014; and 4) requires fleets to reduce their emissions by retiring, 

replacing, or repowering older engines, or installing Verified Diesel Emission Control Strategies (i.e., exhaust 

retrofits). The fleet must either show that its fleet average index was less than or equal to the calculated fleet 

average target rate, or that the fleet has met the Best Achievable Control Technology (BACT) requirements. The 

Project is also located in an urban area and worker, vendor, and haul truck trip lengths would be shorter 

compared to a suburban project location, resulting in less energy use. Finally, the Project will require construction 

equipment that meets or exceeds the EPA Tier 4 Interim emission standard as part of mitigation measure MM-

AQ-2. While this mitigation measure is required to reduce the quantity of criteria air pollutant emissions below a 

level of significance, because it would involve the use of more-efficient construction equipment, it would have 

the added benefit of further reducing the Project’s already less-than-significant petroleum usage. (Draft EIR, pp. 

4.4-8 through 4.4-11.) 

Summary  

The electricity and natural gas used for construction of the Project would be temporary and would be substantially 

less than that required for Project operation and would have a negligible contribution to the Project’s overall energy 

consumption. Construction is anticipated to consume 119,828 gallons of gasoline and 208,503 gallons of diesel. 

This would be a fraction of petroleum that would be consumed in California and Countywide over the course of the 

construction. Furthermore, equipment greater than 25 horsepower would be subject to CARB’s In-Use Off-Road 

Diesel-Fueled Fleets Regulation. Therefore, impacts to energy resources during construction would be less than 

significant. No mitigation is required. (Draft EIR, p. 4.4-11.) 

Operation 

Electricity  

The operation of the Project buildout would require electricity for multiple purposes, including cooling, lighting, 

appliances, and various equipment. Additionally, the supply, conveyance, treatment, and distribution of water would 

indirectly result in electricity usage.  

CalEEMod default values for energy consumption for each land use were applied for the Project analysis. The energy 

use from non-residential land uses is calculated in CalEEMod based on the California Commercial End-Use Survey 
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database. Energy use in buildings (both natural gas and electricity) is divided by the program into end use categories 

subject to Title 24 requirements (end uses associated with the building envelope, such as the HVAC system, water 

heating system, and integrated lighting) and those not subject to Title 24 requirements (such as appliances, 

electronics, and miscellaneous “plug-in” uses). The Project would also use electricity for the EV charging stations 

and electric forklifts and yard trucks as required in mitigation measures MM-AQ-4 and MM-AQ-7. 

Title 24 of the California Code of Regulations serves to enhance and regulate California’s building standards. The most 

recent amendments to Title 24, Part 6, referred to as the 2019 standards, became effective on January 1, 2020. 

According to these estimations, the proposed Project would consume approximately 4,412,062 kWh per year during 

operation. The non-residential electricity demand in 2018 was 10,189,923,519 kWh (10,190 GWh) for the County 

(CEC 2020a). As such, the Project would have a negligible impact on demand for the County and SCE. Furthermore, 

the project would conserve energy use as required by mitigation measure MM-AQ-6.  

Natural Gas 

The operation would require natural gas for various purposes, including water heating and natural gas appliances. 

CalEEMod default values for energy consumption for each land use were applied for the Project analysis. The energy 

use from non-residential land uses is calculated in CalEEMod based on the California Commercial End-Use Survey 

database. Energy use in buildings (both natural gas and electricity) is divided by the program into end use categories 

subject to Title 24 requirements (end uses associated with the building envelope, such as the HVAC system, water 

heating system, and integrated lighting) and those not subject to Title 24 requirements (such as appliances, 

electronics, and miscellaneous “plug-in” uses). 

Title 24 of the California Code of Regulations serves to enhance and regulate California’s building standards. The 

most recent amendments to Title 24, Part 6, referred to as the 2019 standards, became effective on January 1, 

2020. According to these estimations, the proposed Project would consume approximately 1,343,639 kilo-British 

Thermal Units per year. The non-residential natural gas consumption in 2018 was 26,861,432,800 kilo-British 

Thermal Units for the County (CEC 2019). 

Petroleum  

During operations, the majority of fuel consumption resulting from the Project would involve the use of motor 

vehicles traveling to and from the Project site.  

Petroleum fuel consumption associated with motor vehicles traveling to and from the Project site is a function of 

the vehicle miles traveled (VMT) as a result of Project operation. The annual VMT attributable to the proposed 

Project is expected to be 11,727,158 VMT. Similar to the construction worker and vendor trips, fuel consumption 

from worker and truck trips are estimated by converting the total CO2 emissions from operation of the Project to 

gallons using the conversion factors for CO2 to gallons of gasoline or diesel. Mobile source emissions were 

estimated using the EMFAC2021.  

By comparison, California as a whole consumes approximately 28.7 billion gallons of petroleum per year (EIA 2020). 

Countywide total petroleum use by vehicles is expected to be 1.1 billion gallons per year by 2024, the project’s 

operational start year (CARB 2021). 
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Summary  

Statewide emission reduction measures proposed in the CARB-adopted amendments to the Pavley regulations 

include measures aimed at reducing GHG emissions associated with transportation. These amendments are part 

of California’s commitment to a nationwide program to reduce new passenger vehicle GHGs from 2012 through 

2016. Pavley regulations reduced GHG emissions from California passenger vehicles by about 22% in 2012. It 

is expected that Pavley regulations will reduce GHG emissions from California passenger vehicles by about 

30% in 2016, all the while improving fuel efficiency and reducing motorists’ costs. As such, vehicle trips 

associated with the Project are expected to use less petroleum due to advances in fuel economy over time. 

CARB has adopted a new approach to passenger vehicles—cars and light trucks—by combining the control of smog-

causing pollutants and GHG emissions into a single coordinated package of standards. The new approach also 

includes efforts to support and accelerate the numbers of plug-in hybrids and zero-emission vehicles in California 

(CARB 2020). 

The proposed Project would create additional electricity and natural gas demand by adding industrial facilities. New 

facilities associated with the proposed Project would be subject to the State Building Energy Efficiency Standards, 

embodied in Title 24 of the California Code of Regulations. The efficiency standards apply to new construction of 

nonresidential buildings and regulate energy consumed for heating, cooling, ventilation, water heating, and lighting.  

In summary, although natural gas and electricity usage would increase due to the implementation of the Project, 

the Project’s energy efficiency would go beyond compliance with State Building Energy Efficiency Standards. 

Implementation of mitigation measures MM-AQ-4, MM-AQ-5, MM-AQ-6, and MM-AQ-7, will further reduce the 

Project’s already less than significant natural gas and electricity usage impacts. Although the Project would see an 

increase in petroleum use during construction and operation, vehicles would use less petroleum due to advances 

in fuel economy and potential reduction in VMT over time. Similarly, MM-AQ-2 would further reduce the Project’s 

already less-than-significant petroleum usage. Therefore, impacts to energy resources during operation would be 

less than significant. No mitigation is required. However, as noted above, implementation of air quality mitigation 

measures will provide the added benefit of further reducing impacts to energy resources. (Draft EIR, pp. 4.4-11 through 

4.4-13.) 

2.4.6.2 Energy Efficiency Plans 

Threshold: Would the Project conflict with or obstruct a state of local plan for renewable energy or energy 

efficiency?  

Finding: Less than significant.  

Explanation: The proposed Project would be subject to and would comply with, at a minimum, the 2019 California 

Building Code Title 24 (24 CCR, Part 6). The proposed Project would not conflict with existing energy standards and 

regulations. The electricity and natural gas used for construction of the Project would be temporary and would be 

substantially less than that required for Project operation and would have a negligible contribution to the Project’s 

overall energy consumption. The Project’s energy use would be further limited through the implementation of 

mitigation measures MM-AQ-3 (vehicle miles traveled reduction strategies), MM-AQ-4 (encourage electric vehicles), 
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MM-AQ-5 (idling restriction), MM-AQ-6 (energy conservation), and MM-AQ-7 (forklifts and yard trucks), which are 

required to reduce the Project’s air quality emissions but would have the added benefit of reducing energy usage. 

Construction  

The electricity and natural gas used for construction of the Project would be temporary and would be substantially 

less than that required for Project operation and would have a negligible contribution to the Project’s overall energy 

consumption. Construction is anticipated to consume 119,828 gallons of gasoline and 208,506 gallons of diesel. 

This would be a fraction of petroleum that would be consumed in California and Countywide over the course of the 

construction period. Therefore, construction would have a less-than-significant impact with regards to regional 

energy supplies. No mitigation is required. However, as discussed above, implementation of MM-AQ-4 through MM-AQ-

7 would provide the added benefit of further reducing the Project’s already less than significant energy impacts.  

Operation 

The proposed Project would result in an increased demand for electricity, natural gas, and petroleum. Design 

features would reduce the Project’s energy consumption by what is required by the 2019 California Building Code 

Title 24 standards. The efficiency standards apply to new construction of nonresidential buildings and regulate 

energy consumed for heating, cooling, ventilation, water heating, and lighting.  

In addition, it is expected that the Pavley regulations will reduce GHG emissions from California passenger vehicles by 

about 22% in 2012 and about 30% in 2016, all while improving fuel efficiency. By 2025, when the Advanced Clean 

Cars rules are fully implemented, one in seven new cars sold in California (1.4 million) will be non-polluting or nearly 

so, including plug-in hybrids, fully electric battery-powered cars, and hydrogen-powered fuel cell vehicles. Meanwhile, 

gasoline- and diesel-powered passenger vehicles would grow ever cleaner and more efficient. A variety of new 

technologies, from direct fuel injection to lower rolling resistance tires, will also cut pollution and create more energy-

efficient vehicles (CARB 2011). As such, petroleum usage associated with operation of the proposed Project is 

anticipated to decrease due to a reduction in vehicle miles traveled in the region and due to advances in fuel economy 

over time. Therefore, impacts related to regional energy supplies and capacity during Project operation would be less 

than significant. No mitigation is required. However, as discussed above, implementation of MM-AQ-3 would provide 

the added benefit of further reducing the Project’s already less than significant energy impacts. (Draft EIR, pp. 4.4-13 

through 4.4-14.) 

2.4.7 Geology and Soils  

2.4.7.1 Fault Rupture 

Threshold: Would the Project directly or indirectly cause potential substantial adverse effects, including the risk of 

loss, injury, or death involving rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo 

Earthquake Fault Zoning Map issued by the State Geologist for the area or based on other substantial evidence of 

a known fault; strong seismic ground shaking; seismic-related ground failure including liquefaction; or landslides?   

Finding: Less than significant.  
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Explanation:  

Known Fault 

The Alquist–Priolo Earthquake Zoning Act (Alquist–Priolo Act) requires the delineation of fault zones along active faults 

in California. The purpose of the Alquist–Priolo Act is to regulate development on or near active fault traces to reduce 

hazards associated with fault rupture. The Alquist–Priolo Earthquake Fault Zones are the regulatory zones that include 

surface traces of active faults. According to the California Department of Conservation, the Project site is not located 

in an Alquist-Priolo Earthquake Fault Zone (DOC 2020). The nearest Alquist-Priolo Earthquake Fault Zones are the 

Prado Dam Fault Zone, approximately 5.8 miles south of the Project site and the Mount Baldy Fault Zone, located 

approximately 6.5 miles northeast of the Project site. As such, the potential for surface rupture of an Alquist-Priolo 

Earthquake Fault on the Project site is very low. Therefore, no impacts associated fault rupture would occur.  

Strong Seismic Ground-Shaking 

As previously discussed, the Project site is not located within an Alquist–Priolo Earthquake Fault Zone; however, 

similar to other areas located in seismically active Southern California, the Project area is susceptible to strong 

ground shak0during an earthquake, although the site would not be affected more by ground shaking than any other 

area in the region. The Project would be required to comply with the most recent version of the California Building 

Code (CBC), which contains universal standards related to seismic load requirements. This includes codified 

sections within the City of Montclair’s Municipal Code under Section 10.08 (City of Montclair 2020a). Further, as 

part of the Project design process, a site-specific Geotechnical Investigation was conducted for the Project site to 

detail the geotechnical characteristics of the site and develop specific design recommendations that would be 

incorporated into the Project’s construction plan. These recommendations include performing remedial grading, 

over-excavating existing soils, and recompacting these soils with structured fill, among other technical design 

recommendations. Incorporation of the design recommendations of the Project’s geotechnical report as well as 

compliance with the CBC and all other applicable building and engineering standards would ensure the structural 

integrity in the event that seismic ground shaking is experienced at the Project site. Therefore, impacts associated 

with seismic ground shaking would be less than significant. 

Liquefaction 

Soil liquefaction is a seismically induced form of ground failure. Liquefaction is a process by which water-saturated 

granular soils transform from a solid to a liquid state because of a sudden shock or strain such as an earthquake. 

According to the County of San Bernardino General Plan, Geologic Hazards Overlay, the Project site is not located 

within an area of liquefaction susceptibility (County of San Bernardino 2009). Further, the Project’s geotechnical 

report states that based on subsurface conditions encountered at boring locations, liquefaction is not considered 

to be a concern for the Project site. In addition, the Project would comply with the most recent version of the CBC, which 

contains universal standards to be implemented to ensure structural integrity regardless of the characteristics of the 

soils that underlie the Project site. Therefore, impacts associated with seismic ground failure would be less than 

significant. 

Landslides 

The majority of the Project site is relatively flat and is not located adjacent to any potentially unstable topographical 

feature such as a hillside or riverbank. The northeastern corner of the Project site contains a City-owned slope 
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easement that is part the foundation for the Ramona Avenue and State Street overcrossing. This slope contains 

engineered and compacted fill and is supported by concrete and steel reinforcements. The Project would not require 

modifications to this slope or supporting structures, and thus, would not result in the potential for landslides to 

occur. Therefore, impacts associated with landslides would be less than significant. (Draft EIR, pp. 5-4 through 5-

5.) 

2.4.7.2 Soil Erosion 

Threshold: Would the Project result in substantial soil erosion or the loss of topsoil?  

Finding: Less than significant.  

Explanation: The Project would involve earthwork and other construction activities that would disturb surface soils 

and temporarily leave exposed soil on the ground’s surface. Common causes of soil erosion from construction sites 

include stormwater, wind, and soil being tracked off site by vehicles. To help curb erosion, Project construction 

activities must comply with all applicable federal, state, and local regulations for erosion control. The Project would 

be required to comply with standard regulations, including South Coast Air Quality Management District Rules 402 

and 403, which would reduce construction erosion impacts. Rule 402 requires that dust suppression techniques 

be implemented to prevent dust and soil erosion from creating a nuisance off site (SCAQMD 1976). Rule 403 

requires that fugitive dust be controlled with best available control measures so that it does not remain visible in 

the atmosphere beyond the property line of the emissions source (SCAQMD 2005).  

Since Project construction activities would disturb one or more acres, the Project must adhere to the provisions of 

the National Pollutant Discharge Elimination System (NPDES) Construction General Permit. Construction activities 

subject to this permit include clearing, grading, and ground disturbances such as stockpiling and excavating. The 

NPDES Construction General Permit requires implementation of a stormwater pollution prevention plan, which 

would include construction features for the Project (i.e., best management practices [BMPs]) designed to prevent 

erosion and protect the quality of stormwater runoff. Sediment-control BMPs may include stabilized construction 

entrances, straw wattles on earthen embankments, sediment filters on existing inlets, or the equivalent. Therefore, 

construction impacts associated with soil erosion would be less than significant. 

Once redeveloped, the Project site would include buildings, paved surfaces, and other on-site improvements that 

would stabilize and help retain on-site soils. The remaining portions of the Project site containing pervious surfaces 

would primarily consist of landscape areas. These landscape areas would include a mix of trees, shrubs, plants, 

and groundcover that would help retain on-site soils while preventing wind and water erosion from occurring. 

Therefore, operational impacts related to soil erosion would be less than significant. (Draft EIR, pp. 5-5 through 5-

6.) 
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2.4.7.3 Unstable Soils 

Threshold: Would the Project be located on a geologic unit or soil that is unstable, or that would become unstable 

as a result of the project, and potentially result in on- or off-site landslide, lateral spreading, subsidence, 

liquefaction or collapse?  

Finding: Less than significant.  

Explanation: As discussed in further detail below, the Project would not result in result in on- or off-site landslide, 

lateral spreading, subsidence, liquefaction or collapse. As previously discussed, although the Project site contains 

a slope within its northeastern corner, this slope is structurally reinforced and the Project would not result in 

modifications that could potentially affect the structural integrity of the slope; therefore the Project would not be 

susceptible to landslides and would not result in in- or off-site landslides. Impacts would be less than significant.  

As part of the Project design process, a site-specific Geotechnical Investigation was conducted for the Project site to 

identify Project design features that may be necessary to ensure compliance with the CBC and to address seismic 

design considerations. As part of the Project and as recommended by the Geotechnical Investigation, remedial grading 

will occur within the proposed building areas to remove undocumented fill that underlies the Project site, and these 

soils will be replaced with compacted fill soils. As a result of these grading activities (which are both part of the Project 

and required by the CBC), the Project would not be susceptible to the effects of any potential lateral spreading and 

subsidence. Impacts would be less than significant. In addition, as addressed earlier, the Project site is not within an 

area susceptible to liquefaction. Impacts would be less than significant.  

Because the Project would not result in in in- or off-site landslides, would implement structural design features to 

ensure the structural integrity of soils despite their potential for lateral spreading and subsidence, and is not located 

within an area susceptible to liquefaction, the Project would not result in on- or off-site landslide, lateral spreading, 

subsidence, liquefaction or collapse. In addition, the Project would comply with the most recent version of the CBC, 

which contains universal standards to be implemented to ensure structural integrity regardless of the Project site’s 

specific soil characteristics. Compliance with the CBC would ensure the structural integrity in light of seismic-related 

issues experience at the Project site. Therefore, impacts would be less than significant. (Draft EIR, p. 5-6.) 

2.4.7.4 Expansive Soils 

Threshold: Would the Project be located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code, 

creating substantial risks to life or property?  

Finding: Less than significant. 

Explanation: Expansive soils are characterized by their potential shrink/swell behavior. Shrink/swell is the change 

in volume (expansion and contraction) that occurs in certain fine-grained clay sediments from the cycle of wetting 

and drying. Much of the damage to building foundations, roads, and other structures can be caused by the swelling 

and shrinking of soils as a result of wetting and drying. The volume change is influenced by the amount of moisture 

and the amount of clay in the soil. Clay minerals are known to expand with changes in moisture content. The higher 

the percentage of expansive minerals present in near-surface soils, the higher the potential for substantial 

expansion. 



FINDINGS OF FACT AND STATEMENT OF OVERRIDING CONSIDERATIONS 

MISSION BOULEVARD AND RAMONA AVENUE BUSINESS PARK PROJECT 

   12296 

 56 November 2022 
 

According to the City’s General Plan, the soil types in the Montclair area are categorized as having a low soil 

shrink/swell rate (City of Montclair 1999). In addition, the U.S. Department of Agriculture’s Web Soil Survey does 

not identify the Project site or surrounding area as containing clay soils, which are typically expansive. The Project 

site is documented as approximately 90% Hanford coarse sandy loam and approximately 10% Tujunga loamy sand, 

which does not exhibit significant shrink/swell behavior (USDA 2020). Therefore, impacts associated with expansive 

soils would be less than significant. (Draft EIR, pp. 5-6 through 5-7.) 

2.4.7.5 Septic Tanks 

Threshold: Would the Project 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?  

Finding: No impact. 

Explanation: The Project would connect to the existing municipal sewer system. The Project does not propose the 

use of septic tanks or alternative wastewater disposal systems. Therefore, no impacts associated with the 

underlying soils’ ability to support the use of septic tanks or alternative wastewater disposal systems would occur. 

(Draft EIR, p. 5-7.) 

2.4.8 Hazards and Hazardous Materials 

2.4.8.1 Hazardous Materials 

Threshold: Would the Project create a significant hazard to the public or the environment through the routine 

transport, use, or disposal of hazardous materials?   

Finding: Less than significant.  

Explanation:  

Long-Term Operational Impacts 

Once Project construction is complete, it is not anticipated that the Project will involve the storage of large quantities 

of hazardous materials. The transport, use, or disposal of hazardous materials during the operational phase of the 

Project would likely be limited to cleaning products, landscaping chemicals and fertilizers, and other typical 

substances associated with the potential logistics, office, and possibly light manufacturing or assembly uses of the 

proposed Project. To the extent hazardous materials may be stored at a future on-site industrial or other use in 

quantities greater than 500 pounds of a solid, 55 gallons of a liquid, or 200 cubic feet of a compressed gas, then 

the site will need to prepare a Hazardous Materials Business Plan for submittal to the San Bernardino County Fire 

Department, in accordance with local regulations. Hazardous Materials Business Plans contain information on the 

location, type, quantity, and health risks of hazardous materials stored and used on the site. The Hazardous 

Materials Business Plan includes a chemical inventory for all hazardous materials or waste stored in quantities 

greater than or equal to the threshold amounts listed above. 

It is not anticipated that any storage tanks will be installed as part of the proposed Project. Any tank systems (such 

as a tank associated with an emergency generator), if planned for the proposed Project, shall be designed in 

accordance with the California Fire Code, Uniform Fire Code, International Fire Code, and other applicable federal, 



FINDINGS OF FACT AND STATEMENT OF OVERRIDING CONSIDERATIONS 

MISSION BOULEVARD AND RAMONA AVENUE BUSINESS PARK PROJECT 

   12296 

 57 November 2022 
 

state, and local regulations. Additionally, all chemicals shall be managed in accordance with the California 

Hazardous Waste Control Law (California Health and Safety Code Division 20, Chapter 6.5) and the Hazardous 

Waste Control Regulations (California Code of Regulations, Title 22, Division 4.5). 

California Accidental Release Program (CalARP), overseen by the San Bernardino County Fire Department, requires 

businesses that store, handle, or use more than threshold quantities of a regulated substance to develop a plan 

and prepare supporting documentation that summarizes the facility’s potential risk to the local community and 

identify safety measures to reduce potential risks to the public. Should future tenants of the Project handle or store 

CalARP regulated substances above threshold quantities, a risk management plan will be required in accordance 

with state regulations. 

Significant impacts associated with long-term operation of the site are not expected. Therefore, impacts from any 

potentially significant hazard to the public or the environment through the routine transport, use, or disposal of 

hazardous materials during operation of the proposed Project would be less than significant, and no mitigation is 

required. (Draft EIR, p. 4.7-14.) 

2.4.8.2 Accident or Upset 

Threshold: Would the Project create a significant hazard to the public or the environment through reasonably 

foreseeable upset and accident conditions involving the release of hazardous materials into the environment?  

Finding: Less than significant.  

Explanation:  

Long-Term Operational Impacts 

Operation of the proposed Project would likely only require limited use of commercially available hazardous 

materials, although the future tenant uses are not yet defined and other hazardous materials may be used on site. 

Should the amount of on-site hazardous materials, including hazardous wastes, be greater than reporting 

thresholds (55 gallons of liquid, 500 pounds of solid, or 200 cubic feet of compressed gas), an HMBP would be 

required under California Health and Safety Code, Division 20, Chapter 6.11, Sections 25404–25404.9. The HMBP, 

which would be submitted to the San Bernardino County Fire Department (the local CUPA) via the California 

Environmental Reporting System, would include emergency and spill prevention and response measures, thereby 

reducing the potential for an upset or accident condition. Use of extremely hazardous materials and accumulation 

of acutely hazardous wastes are not anticipated. Operation of the proposed Project is not anticipated to impact 

nearby industrial uses. Project operational impacts are not anticipated to create a foreseeable upset or accident 

condition that would release hazardous materials to the environment. Thus, long-term operations of the Project are 

not anticipated to create a significant hazard to the public or the environment through reasonably foreseeable upset 

and accident conditions involving the release of hazardous materials into the environment. Therefore, long-term 

operational impacts are less than significant, and no mitigation is required. (Draft EIR, p. 4.7-16.) 
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2.4.8.3 Waste Sites 

Threshold: Would the Project 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 ? 

Finding: No impact. 

Explanation: The Hazardous Waste and Substances Sites list (Cortese List) is a planning document providing 

information about the location of hazardous materials release sites. California Government Code Section 65962.5 

requires the California Environmental Protection Agency to develop, at least annually, an updated Cortese List. The 

Department of Toxic Substances Control is responsible for a portion of the information contained in the Cortese 

List. Other state and local government agencies are required to provide additional hazardous materials release 

information for the Cortese List (CalEPA 2020). A review of Cortese List online data resources does not identify 

hazardous materials or waste sites on the Project site or immediately surrounding area (DTSC 2020). Therefore, no 

impacts associated with Cortese List hazardous materials sites would occur. (Draft EIR, p. 5-7.) 

2.4.8.4 Public Airports 

Threshold: 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?  

Finding: Less than significant. 

Explanation: The nearest operational public-use airport to the Project site is Cable Airport (Upland), which is located 

approximately 3.5 miles northeast of the Project site. According to the Land Use Compatibility Plan for the Cable 

Airport, the Project site is not located within the Airport Influence Area (ALUC 1981).  

In addition, Ontario International Airport is located approximately 5 miles east of the Project site. The Project site is 

located within the Airport Influence Area (as shown in Policy Map 2-1) of the Ontario International Airport and is 

subject to the Ontario Airport Land Use Compatibility Plan (ALUCP) (City of Ontario 2011). Policy Map 2-2, Safety 

Zones, of the Ontario ALUCP identifies the geographic locations of Safety Zones (City of Ontario 2011); however, 

the Project is located outside of the established Safety Zones and would not result in safety hazards for people 

residing or working in the Project area.  

The Project was also evaluated for hazards to aircraft in flight utilizing by Policy Map 2-4, Airspace Obstruction Zones, 

of the Ontario ALUCP, which identifies height restrictions of proposed structures or buildings. The Project site is located 

within an allowable height area of greater than 200 feet. While the Project’s ultimate architectural elevations have not 

yet been determined (and a final height has not been determined), the Project’s buildings would be one story and 

would not come close to approaching the established allowable height threshold in the area. Therefore, impacts 

associated with airport and aircraft hazards and noise would be less than significant. (Draft EIR, p. 5-7.) 
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2.4.8.5 Emergency Plans 

Threshold: Would the Project impair implementation of or physically interfere with an adopted emergency response 

plan or emergency evacuation plan?  

Finding: Less than significant. 

Explanation: The City adopted an emergency operations plan that follows the California Office of Emergency 

Services’ multi-hazard functional planning guidelines. The City’s Emergency Operations Plan was approved by the 

California Emergency Management Agency on September 26, 2009 (City of Montclair 2021). The City’s existing 

emergency operations plan includes a basis for conducting and coordinating operations in the management of 

critical resources during emergencies; a mutual understanding of authority, responsibilities, functions, and 

operations of civil government emergencies; and a basis for incorporating into the city emergency organization, 

nongovernmental agencies and organizations having resources necessary to meet foreseeable emergency 

requirements (City of Montclair 1999). Additionally, mutual aid/automatic aid and cooperation with surrounding 

jurisdictions will occur in accordance with the California master Mutual Aid Agreement. The City’s Fire Department 

has mutual aid and automatic aid agreements with all surrounding communities, has enhanced emergency services 

response protocols with the City of Upland, and is a member of the San Bernardino County Fire Department 

CONFIRE Joint Powers Authority for emergency dispatch services. CONFIRE is a multi-agency emergency fire- and 

medical service-only dispatch center that provides direct fire/EMS dispatch services 24 hours, 7 days a week. 

CONFIRE Joint Powers Authority also functions as the Operational Area’s dispatch for the County (City of Montclair 

2014). The Project shall comply with the City’s Emergency Operations Plan. The City’s General Plan identifies key 

roadways within the Circulation Element with regional access to serve as evacuation routes in the event of a regional 

emergency. Two major roadways are located adjacent to the Project site: Mission Boulevard is classified as a major 

divided roadway, and Ramona Avenue is classified as a major arterial highway, connecting to Holt Boulevard, 

another major arterial highway, to the north (City of Montclair 1999). In the event of an emergency, these major 

roadways would serve as routes for emergency response and, if necessary, evacuation. Additionally, The San 

Bernardino County Transportation Authority, in conjunction with the City, recently completed grade separation 

projects at the intersection of Ramona Avenue and State Street, as well as the intersection of Monte Vista Avenue 

and State Street (one block east of the Project site), which will further facilitate north-south connectivity within the 

City. The Project does not propose any changes to the geometry of these roadways to the extent that these 

roadways’ ability to serve as emergency evacuation routes would be compromised. As a result, the Project would 

not significantly affect emergency response or evaluation activities. Therefore, impacts associated with emergency 

response or evacuation plans would be less than significant. (Draft EIR, pp. 5-7 through 5-8.) 

2.4.8.6 Wildland Fires 

Threshold: Would the Project 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?  

Finding: No impact. 

Explanation: The Project site is not located within a Fire Hazard Severity Zone or a Very High Fire Hazard Severity 

Zone according to the Local Responsibility and State Responsibility Area maps by the California Department of 

Forestry and Fire Protection (CAL FIRE) (CAL FIRE 2008; CAL FIRE 2007). In addition, the Project site is currently 
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developed and located within a developed portion of the City of Montclair. Therefore, the Project would not expose 

people or structures to significant risk involving wildland fires. As such, no impacts associated with wildland fires 

would occur. (Draft EIR, p. 5-8.) 

2.4.9 Hydrology and Water Quality 

2.4.9.1 Water Quality Standards 

Threshold: Would the Project violate any water quality standards or waste discharge requirements? 

Finding: Less than significant.  

Explanation: Construction of the Project would include earthwork activities that could potentially result in erosion 

and sedimentation, which could subsequently degrade downstream receiving waters and violate water quality 

standards. Stormwater runoff during the construction phase may contain silt and debris, resulting in a short-term 

increase in the sediment load of the municipal storm drain system. Substances such as oils, fuels, paints, and 

solvents may be inadvertently spilled on the Project site and subsequently conveyed via stormwater to nearby 

drainages, watersheds, and groundwater. 

For stormwater discharges associated with construction activity in the State of California, the State Water 

Resources Control Board (SWRCB) has adopted the General Permit for Storm Water Discharges Associated with 

Construction and Land Disturbance Activities (Construction General Permit) to avoid and minimize water quality 

impacts attributable to such activities. The Construction General Permit applies to all projects in which construction 

activity disturbs one acre or more of soil. Construction activity subject to this permit includes clearing, grading, and 

disturbances to the ground, such as stockpiling and excavation. The Construction General Permit requires the 

development and implementation of a stormwater pollution prevention plan (SWPPP), which would include and 

specify water quality BMPs designed to prevent pollutants from contacting stormwater and keep all products of 

erosion from moving off site into receiving waters (in this case, the West State Street concrete open channel, San 

Antonio Creek, Chino Creek, the Prado Flood Control Basin, the Santa Ana River, and its discharge into the Pacific 

Ocean). Routine inspection of all BMPs is required under the provisions of the Construction General Permit, and the 

SWPPP must be prepared and implemented by qualified individuals as defined by the SWRCB.  

Because land disturbance for Project construction activities would exceed one acre, the Project Applicant would be 

required to obtain coverage under the Construction General Permit issued by the SWRCB prior to the start of 

construction within the Project site. Specifically, the Construction General Permit requires that the following be kept 

on-site at all times: (i) a copy of the Notice of Intent to Comply with Terms of the General Permit to Discharge Water 

Associated with Construction Activity; (ii) a waste discharge identification number issued by the SWRCB; (iii) a SWPPP 

and Monitoring Program Plan for the construction activity requiring the construction permit; and (iv) records of all 

inspections, compliance and non-compliance reports, evidence of self-inspection, and good housekeeping practices. 

The SWPPP requires the construction contractor to implement water quality BMPs to ensure that water quality 

standards are met, and that stormwater runoff from the construction work areas do not cause degradation of water 

quality in receiving water bodies. The SWPPP must describe the type, location, and function of stormwater BMPs to 

be implemented, and must demonstrate that the combination of BMPs selected are adequate to meet the discharge 

prohibitions, effluent standards, and receiving water limitations contained in Construction General Permit. 
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As such, through compliance with the Construction General Permit, the Project would not adversely affect water 

quality. Therefore, short-term construction impacts associated with water quality would be less than significant. 

With respect to Project operation, future uses on-site that could contribute pollutants to stormwater runoff in the 

long term include uncovered parking areas (through small fuel and/or fluid leaks), uncovered refuse 

storage/management areas, landscape/open space areas (if pesticides/herbicides and fertilizers are improperly 

applied), and general litter/debris (e.g., generated during facility loading/unloading activities). During storm events, 

the first few hours of moderate to heavy rainfall could wash a majority of pollutants from the paved areas where, 

without proper stormwater controls and BMPs, those pollutants could enter the municipal storm drain system 

before eventually being discharged to adjacent waterways (in this case, the West State Street concrete open 

channel, San Antonio Creek, Chino Creek, the Prado Flood Control Basin, the Santa Ana River, and its discharge 

into the Pacific Ocean). The majority of pollutants entering the storm drain system in this manner would be dust, 

litter, and possibly residual petroleum products (e.g., motor oil, gasoline, diesel fuel). Certain metals, along with 

nutrients and pesticides from landscape areas, can also be present in stormwater runoff. Between periods of 

rainfall, surface pollutants tend to accumulate, and runoff from the first significant storm of the year (“first flush”) 

would likely have the largest concentration of pollutants.  

Stormwater quality within the Santa Ana Region (of which the Project site is a part) is managed by the Santa Ana 

Regional Water Quality Control Board, which administers the NPDES Permit and Waste Discharge Requirements 

for the San Bernardino County Flood Control District, the County of San Bernardino, and the Incorporated Cities of 

San Bernardino County within the Santa Ana Region (Municipal Separate Storm Sewer System [MS4] Permit). The 

MS4 Permit covers 17 cities and most of the unincorporated areas of San Bernardino County within the jurisdiction 

of the Santa Ana RWQCB. Under the MS4 Permit, the San Bernardino County Flood Control District is designated 

as the Principal Permittee. The Co-Permittees are the 17 San Bernardino County cities, including the City of 

Montclair, and San Bernardino County. The MS4 Permit requires Co-Permittees, including the City of Montclair, to 

implement a development planning program to address stormwater pollution. These programs require project 

applicants for certain types of projects to implement a Water Quality Management Plan (WQMP) throughout the 

operational life of each projects. The purpose of a WQMP is to reduce the discharge of pollutants in stormwater and 

to eliminate increases in pre-existing runoff rates and volumes by outlining BMPs, which must be incorporated into 

the design plans of new development and redevelopment (SARWQCB 2010). 

Per the MS4 Permit, and as described in the Water Quality Management Plan for the Santa Ana Region of San 

Bernardino County, a project-specific WQMP is required to manage the discharge of stormwater pollutants from 

development projects to the “maximum extent practicable” (SARWQCB 2013). The maximum extent practicable is 

the standard for control of stormwater pollutants, as set forth by Section 402(p)(3)(iii) of the Clean Water Act (CWA). 

However, the CWA does not quantitatively define the term maximum extent practicable. As implemented, maximum 

extent practicable varies with conditions. In general, to achieve the maximum extent practicable standard, co-

permittees must require deployment of whatever BMPs are technically feasible (that is, are likely to be effective) 

and are not cost prohibitive. To achieve fair and effective implementation, criteria and guidance for those controls 

must be detailed and specific, while also offering the right amount of flexibility or exceptions for special cases. A 

project-specific WQMP’s compliance with the requirement to achieve the maximum extent practicable standard is 

documented within the project-specific WQMP through the completion of worksheets that document the feasibility 

or infeasibility of the deployment of BMPs. 
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As a Co-Permittee subject to the MS4 permit, the City is responsible for ensuring that all new development and 

redevelopment projects comply with the MS4 Permit, as required by Section 9.24, Storm Drain System Regulations, 

of the City’s Municipal code (City of Montclair 2020a).  

At this point in time, the Project’s final stormwater management system has not yet been fully designed (and will 

likely be completed during the final engineering phase). However, in compliance with the MS4 Permit and the City’s 

Municipal Code, a preliminary Project-specific WQMP has been prepared. As detailed in the preliminary Project-

specific WQMP, stormwater would be managed and treated through a mixture of strategies, including the use of 

low-impact development BMPs, source control, and other treatment control BMPs. As required by Section 9.24 of 

the City’s Municipal Code (and as outlined within the City’s NPDES Local Implementation Plan [City of Montclair 

2011]), City staff will review the Project’s WQMP during the plan check process (concurrent with the review of the 

Project’s Precise Plan of Design) to ensure the Project’s treats and manages stormwater flows, and therefore, would 

not degrade water quality.  

In addition, industrial facilities such as manufacturers, landfills, mining, steam generating electricity, hazardous waste 

facilities, transportation with vehicle maintenance, larger sewage and wastewater plants, recycling facilities, and oil and 

gas facilities are required to obtain coverage under the Statewide General Permit for Storm Water Discharges Associated 

with Industrial Activities, Order 2014-0057-DWQ (Industrial General Permit), which implements the federally required 

stormwater regulations in the state for stormwater associated with industrial activities. If the future end users of the 

Project site propose to operate a building as an industrial facility that would be required to obtain coverage under the 

Industrial General Permit, the end user would be required to seek coverage under the Industrial General Permit, which 

involves preparing a SWPPP for operational activities and the implementation of a long-term water quality sampling and 

monitoring program unless an exemption is granted. Mandatory compliance with the Industrial General Permit would 

further reduce water quality impacts during long-term operation of the Project to below a level of significance.  

Furthermore, if the future end-users of the Project require the ability to discharge non-domestic wastewater into the City 

wastewater treatment system (e.g., in the case that manufacturing processes result in the need to discharge non-

domestic wastewater), per Section 9.20, Sewer System, of the City’s Municipal Code, the future end-user would be 

required to obtain an Industrial User Discharge Permit from the City (City of Montclair 2020a). The City Engineer, in 

reviewing applications for an Industrial User Discharge Permit, will ensure (1) that quality of the wastewater conforms to 

the requirements of Section 9.20, Sewer System of the City’s Municipal Code; (2) all required pretreatment systems are 

approved by the City Engineer and it is demonstrated by the user that the systems can adequately achieve existing City 

point source limits or EPA categorical limitations, whichever are the more stringent, as well as having the capability to 

handle or to be easily modified to handle future requirements; (3) a City approved monitoring vault, manhole, or other 

approved monitoring station has been constructed or shall be constructed and has been included in the compliance time 

schedule; and (4) the City sewer system has adequate capacity for the volume of wastewater to be discharged. Therefore, 

given the permit requirements mandated by Section 9.20 of the City’s Municipal Code (which have been adopted to 

mitigate potential impacts to wastewater treatment processes), any potential future industrial operations at the Project 

site would not result in waste discharge violations.  

With respect to groundwater quality, the Project includes BMPs that would allow for stormwater to be collected and 

treated in on-site retention basins. Depending on the subgrade layers that underlie a project site, these BMPs may 

be designed to allow for stormwater flows to infiltrate soils and recharge groundwater. During the final engineering 

phase, the proposed locations for the structural BMPs will be thoroughly tested for potential infiltration 

opportunities and will be implemented if possible. If determined to be feasible, the structural BMPs would treat 

stormwater flows prior to infiltration, ensuring that flows infiltrating groundwater aquifers do not result in adverse 
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effects to groundwater quality. Moreover, flows entering these structural BMPs, if implemented as infiltration 

locations, would be typical of runoff collected from a commercial development and would not contain substantial 

quantities of pollutants that could not be appropriately treated by the proposed BMPs. 

In summary, Project grading and construction would be completed in accordance with an NPDES-mandated SWPPP, 

which would include standard BMPs to reduce potential off-site water quality impacts related to erosion and 

incidental spills of petroleum products and hazardous substances from equipment. Surface water runoff during 

Project operations would be managed through a mixture of strategies that would be designed to remove pollutants 

from on-site runoff prior to discharge into the storm drain system to the maximum extent practicable, as required 

by MS4 and is demonstrated in the preliminary Project-specific WQMP. Therefore, the Project would not violate any 

water quality standards or waste discharge requirements or otherwise substantially degrade surface or ground 

water quality and water quality impacts would be less than significant. (Draft EIR, pp. 5-8 through 5-11.) 

2.4.9.2 Groundwater Supplies 

Threshold: Would the Project substantially deplete groundwater supplies or interfere substantially with 

groundwater recharge such that the Project may impede sustainable groundwater management of the basin?  

Finding: Less than significant. 

Explanation: The Project site is located within the Chino Basin Water Conservation District. Water services are 

provided by the Monte Vista Water District, which provides water for the City (CBWCD 2020). According to the Monte 

Vista Water District (District) 2015 Urban Water Management Plan, the District receives its water supply from four 

sources: groundwater from the Chino Groundwater Basin (Chino Basin), imported State Water Project surface water, 

entitlement water deliveries from the San Antonio Water Company, and recycled water from Inland Empire Utilities 

Agency (Monte Vista Water District 2016). As such, the Project area is supplied partially by groundwater supplies 

from the local Chino Basin. Furthermore, the District’s primary source of water supply is the Chino Groundwater 

Basin, which has a total underground water storage capacity of approximately 6 million acre-feet and currently holds 

approximately 5 million acre-feet of groundwater (Monte Vista Water District 2016). The Chino Basin Judgement, 

adopted by the California Superior Court of 1978, designated a safe yield for the basin of 140,000 acre-feet as the 

allowable amount of groundwater that can be pumped each year without causing undesirable results. The Chino 

Basin Judgment permits the Chino Basin Watermaster to levy and collect annual assessments in amounts sufficient 

to purchase replenishment water to replace production during the preceding year that exceeds that allocated share 

of safe yield/operating safe yield (Monte Vista Water District 2016). 

The District’s total annual Chino Basin production rights vary based on the Watermaster’s allocation of unused 

Agricultural Pool rights, purchases from other producers, and other factors. In the 2015 Fiscal Year Ending, the 

District’s total rights were equal to approximately 14,217 acre-feet, and the District under produced by 6,197 acre-

feet. While the District has under produced currently from the basin, the District has in the past and may in the 

future be an overproducer if required to do so. The consequence for pumping above the production rights is 

purchasing the additional water to replenish the basin, as governed by the Chino Basin Watermaster (Monte Vista 

Water District 2016). 

Groundwater levels within these basins are both individually and collectively monitored by their respective 

watermasters to prevent future overdraft of the groundwater basins. Legal, regulatory, and other mechanisms are 
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currently in place to ensure that the amount of groundwater pumped in the broader Project region does not exceed 

safe yields/operating safe yields.  

Given that all extraction of groundwater for use by the District is actively managed to prevent overdraft, ensure the 

long-term reliability of the groundwater basins, and avoid adverse effects to groundwater supplies, the Project’s use 

of water supplies that could be composed, at least in part, of groundwater, would not result in adverse effects to 

groundwater supplies. Therefore, impacts associated with groundwater supplies would be less than significant.  

In addition, the Project site is entirely developed. Under the existing condition, the Project site does not allow for 

significant groundwater recharge and does not share any characteristics with locations typically associated with 

groundwater recharge (e.g., earthen bottom creeks and streams, lakes, and spreading basins). Following 

construction, the Project site would contain landscape areas and other pervious surfaces that would allow for a 

similar percentage of water to percolate into the subsurface soils compared to the existing conditions. Therefore, 

impacts associated with groundwater recharge would be less than significant. (Draft EIR, pp. 5-11 through 5-12.) 

2.4.9.3 Erosion or Siltation 

Threshold: Would the Project substantially alter the existing drainage pattern of the site or area, including through 

the alteration of the course of a stream or river, in a manner which would result in substantial erosion or siltation 

on- or off-site?  

Finding: Less than significant.  

Explanation:  

Erosion or Siltation  

Under the existing conditions, the Project site is developed with buildings and a large asphalt-paved parking lot 

used for a drive-in movie theatre and swap-meet. The Project would result in the demolition and removal of the 

existing asphalt and structures on the Project site and the construction of new paved surfaces, warehouse buildings, 

and landscape areas. During construction, the Project would involve earthwork and other construction activities 

that would disturb surface soils and temporarily leave exposed soil on the ground’s surface. Common causes of soil 

erosion from construction sites include stormwater, wind, and soil being tracked off site by vehicles. To help curb 

erosion, Project construction activities would comply with all applicable federal, state, and local regulations for 

erosion control. The Project would be required to comply with standard regulations, including South Coast Air Quality 

Management District Rules 402 and 403, which would reduce construction erosion impacts. Rule 402 requires 

that dust suppression techniques be implemented to prevent dust and soil erosion from creating a nuisance off 

site (SCAQMD 1976). Rule 403 requires that fugitive dust be controlled with best available control measures so 

that it does not remain visible in the atmosphere beyond the property line of the emissions source (SCAQMD 2005).  

Since Project construction activities would disturb 1 or more acres, the Project would adhere to the provisions of 

the National Pollutant Discharge Elimination System Construction General Permit. Construction activities subject to 

this permit include clearing, grading, and ground disturbances such as stockpiling and excavating. The Construction 

General Permit requires implementation of a stormwater pollution prevention plan, which would include 

construction features for the Project (i.e., best management practices) designed to prevent erosion and protect the 

quality of stormwater runoff. Sediment-control best management practices may include stabilized construction 
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entrances, straw wattles on earthen embankments, sediment filters on existing inlets, or the equivalent. With 

implementation of these best management practices and compliance with standard regulations, the construction 

of the Project would not result in substantial erosion or siltation. 

Once developed, the Project site would include buildings, paved surfaces, and other on-site improvements that 

would stabilize and help retain on-site soils. The remaining portions of the Project site containing pervious surfaces 

would primarily consist of landscape areas. These landscape areas would include a mix of trees, shrubs, plants, 

and groundcover that would help retain on-site soils while preventing wind and water erosion from occurring. 

Moreover, the Project’s new engineered stormwater drainage system would feature structural BMPS such as 

retention facilities to treat and manage storm water flows before conveying them into the City’s public storm drain 

system. While the Project’s future drainage conditions would be designed to mimic the existing on-site drainage 

conditions to the maximum extent practicable, demolition and construction activities would inevitably result in 

changes to the internal drainage patters of the site. However, the Project’s future storm drain system will be 

designed to conform with applicable federal, state, and local requirements related to drainage, hydrology, and water 

quality, including the current MS4 Permit adopted by the Santa Ana RWQCB. Compliance with these requirements 

and regulations would ensure that operation of the Project would not result in substantial erosion or siltation, and 

impacts would be less than significant. (Draft EIR, pp. 5-12 through 5-13.) 

2.4.9.4 Flooding 

Threshold: Would the Project substantially alter the existing drainage pattern of the site or area, including through 

the alteration of the course of a stream or river, in a manner which would substantially increase the rate or amount 

of surface runoff in a manner which would result in flooding on- or off-site?  

Finding: Less than significant.  

Explanation: Under the existing conditions, the Project site is developed with buildings and a large asphalt-paved 

parking lot used for a drive-in movie theatre and swap-meet. The Project would result in the demolition and removal 

of the existing asphalt and structures on the Project site and the construction of new paved surfaces, warehouse 

buildings, and landscape areas. The Project would include a new engineered stormwater drainage system that 

would feature structural BMPS such as retention facilities to treat and manage storm water flows before conveying 

them into the City’s public storm drain system. While the Project’s future drainage conditions would be designed to 

mimic the existing on-site drainage conditions to the maximum extent practicable, demolition and construction 

activities would inevitably result in changes to the internal drainage patters of the site. However, the Project’s future 

storm drain system will be designed to conform with applicable federal, state, and local requirements related to 

drainage, hydrology, and water quality, including the current MS4 Permit adopted by the Santa Ana RWQCB. The 

MS4 Permit requires that Projects be designed to attenuate a 2-year, 24-hour storm event, as verified using 

methodology outlined in the Technical Guidance Document for Water Quality Management Plans (SARWQCB 2013). 

As discussed previously, the Project’s final stormwater management system has not yet been fully designed at this 

point in time (and will likely be completed during the final engineering phase). However, as demonstrated in the 

Project’s preliminary WQMP, the Project would provide sufficient attenuation for a 2-year, 24-hour storm event. 

Additionally, a Preliminary Hydrology Report has been prepared for the Project to confirm that the Project would not 

result in significant flooding consistent with the San Bernardino County Flood Control District Hydrology Manual. As 

concluded in the Preliminary Hydrology Report, the Project’s drainage and storm drain facilities would be adequately 

sized for a 100-year storm event. During the plan check process, City staff will review the Project’s Final WQMP and 

Final Hydrology Report (concurrent with the review of the Project’s Precise Plan of Design) to ensure the Project’s 
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future stormwater system is capable of stormwater flows such that flooding on or off site would not occur. As such, 

altering the on-site drainage pattern would be conducted in a manner consistent with all applicable standards 

related to the collection and treatment of stormwater. Therefore, impacts associated with altering the existing 

drainage pattern of the Project site would be less than significant. (Draft EIR, p. 5-13 through 5-14.) 

2.4.9.5 Runoff 

Threshold: Would the Project substantially alter the existing drainage pattern of the site or area, including through 

the alteration of the course of a stream or river, in a manner which would create or contribute runoff water which 

would exceed the capacity of existing or planned stormwater drainage systems or provide substantially additional 

sources of polluted runoff or impede or redirect flood flows?  

Finding: No impact. 

Explanation: According to the Flood Insurance Rate Map No. 06071C8615H (FEMA 2020) for the Project area, the 

Project site is located within Zone X, which is defined by the Federal Emergency Management Agency as an area 

determined to be outside of the 0.2% annual chance floodplain. As such, the Project site is not located within a 

flood hazard area. Therefore, no impacts associated with impeding or redirecting flood flows would occur. (Draft 

EIR, p. 5-14.) 

2.4.9.6 Flood Hazard 

Threshold: In flood hazard, tsunami, or seiche zones, would the Project risk release of pollutants due to project 

inundation?  

Finding: No impact. 

Explanation: Due to the Project site not being located within a flood hazard zone or along the coast, and because 

of the lack of nearby large contained waterbody (e.g., a reservoir or similar), the Project would not be susceptible to 

seiche, tsunami, or mudflow. Therefore, no impacts associated with flood hazards, seiche, tsunami, would occur. 

(Draft EIR, p. 5-14.) 

2.4.9.7 Water Quality Control Plan 

Threshold: Would the Project conflict with or obstruct implementation of a water quality control plan or sustainable 

groundwater management plan?   

Finding: Less than significant. 

Explanation: The Project would comply with applicable water quality-regulatory requirements, including the 

implementation of a SWPPP, stormwater BMPs, and Low Impact Development design, which would minimize 

potential off-site surface water quality impacts and contribute to a reduction in water quality impacts. In addition, 

with compliance with these regulatory requirements, the Project would reduce potential water quality impairment 

of surface waters such that existing and potential beneficial uses of key surface water drainages throughout the 

jurisdiction of the Santa Ana RWQCB Basin Plan would not be adversely impacted. As a result, the Project would 

not conflict with or obstruct the Santa Ana RWQCB Basin Plan.  



FINDINGS OF FACT AND STATEMENT OF OVERRIDING CONSIDERATIONS 

MISSION BOULEVARD AND RAMONA AVENUE BUSINESS PARK PROJECT 

   12296 

 67 November 2022 
 

With respect to groundwater management, the Sustainable Groundwater Management Act empowers local agencies 

to form Groundwater Sustainability Agencies to manage basins sustainably and requires those Groundwater 

Sustainability Agencies to adopt Groundwater Sustainability Plans for crucial groundwater basins in California. A 

Groundwater Sustainability Plan is currently being established for Chino Basin Water Conversation District, as it was 

determined to be a high priority basin. Until that plan is approved, a GWMP has been established to ensure sustainable 

management of the Santa Clara River Valley East Groundwater Basin. In addition, given that the Project would rely on 

domestic water supplies originating from a variety of sources, the Project would not substantially deplete groundwater 

supplies or interfere substantially with groundwater recharge. As such, the Project would not conflict with or obstruct 

any groundwater management plans. Therefore, impacts associated with water quality control plans or Groundwater 

Sustainability Plans would be less than significant. (Draft EIR, p. 5-14.) 

2.4.10 Land Use 

2.4.10.1 Established Communities 

Threshold: Would the Project physically divide an established community?  

Finding: No impact. 

Explanation: The physical division of an established community typically refers to the construction of a linear feature 

(e.g., a major highway or railroad tracks) or removal of a means of access (e.g., a local road or bridge) that would 

impair mobility within an existing community or between a community and outlying area.  

Under the existing condition, the Project site is developed land and is not used as a connection between established 

communities. Instead, connectivity within the area surrounding the Project site is facilitated via local roadways. As 

such, the Project would not impede movement within the Project area, within an established community, or from 

one established community to another. In addition, the Project would include the construction of a new roadway, 

which would connect the existing Third Street to the west and Dale Street to the east, through the Project site. 

Implementation of the Project would increase connectivity within the established Project site vicinity from existing 

conditions. Therefore, no impacts associated with the division of an established community would occur. (Draft EIR, 

p. 5-15.) 

2.4.10.2 Conflicts With Plans 

Threshold: Would the Project cause a significant environmental impact due to a conflict with any land use plan, 

policy, or regulation adopted for the purpose of avoiding or mitigating an environmental effect ? 

Finding: Less than significant.  

Explanation: To evaluate the proposed Project’s impacts related to land use and planning, this analysis examines 

the Project’s consistency with both regional and local plans, policies, and regulations that regulate uses on the 

Project site. These plans are as follows: 

• SCAG 2020-2045 RTP/SCS 

• 2016 AQMP 

• San Bernardino County CMP 
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• Ontario International Airport Land Use Compatibility Plan  

• City of Montclair General Plan 

• City of Montclair Municipal Code 

As detailed below, the Project would cause a significant environmental impact due to a conflict with a land use plan, 

policy, or regulation adopted for the purpose of avoiding or mitigating an environmental effect.  

Southern California Association of Governments 2020-2045 Regional Transportation Plan/Sustainable 

Communities Strategy 

The proposed Project would not conflict with the applicable goals in the RTP/SCS that were adopted for the purpose 

of avoiding or mitigating and environmental effects. (See Table 4.8-2 of the Draft EIR.) 

San Bernardino County CMP 

The Project’s consistency with the San Bernardino County CMP is addressed in Section 2.4.16, Transportation. The 

Project would not conflict with the San Bernardino County CMP LOS standards for the CMP arterial roadway and 

freeway network. Land use and planning impacts associated with CMP consistency would thus be less than 

significant. 

Ontario International Airport Land Use Compatibility Plan 

Montclair is within the AIA of the ONT ALUCP. Given that the Project involves a general plan amendment and zone 

change (which is considered a “Major Land Use” action), the Project is subject to the ONT ALUCP notification 

process. As part of the notification process, the City has prepared an analysis of the Project’s consistency with the 

ONT ALUCP and determined that it is consistent with the ONT ALCUP. The City will provide this consistency analysis 

to the City of Ontario for review and distribution to other affected agencies. The Project would not conflict with any 

policies of the ONT ALUCP.  

City of Montclair General Plan 

The City’s General Plan currently designates the entire Project Site for “General Commercial” land uses. The 

proposed General Plan Amendment would change the land use designation of the northern half of the Project site 

to “Limited Manufacturing”, and the southern half of the Project site to “Industrial Park”. Approval of the proposed 

General Plan Amendment would eliminate any potential inconsistency between proposed land uses and the site’s 

existing land use designations. Impacts to the environment associated with the Project’s proposed General Plan 

Amendment are evaluated throughout this document, and where significant impacts are identified, mitigation 

measures are imposed to reduce impacts to the maximum feasible extent. There are no environmental impacts 

that would result as a specific consequence of the proposed changes to the site’s General Plan land use 

designation, beyond what is already evaluated and disclosed by this document. 

In some cases, mitigation measures identified within this document for the purposes of reducing impacts to other 

Appendix G CEQA environmental resource areas (i.e., air quality and noise) would assist the Project in maintaining 

consistency with applicable goals, objectives, and policies adopted for the purpose of avoiding or mitigating 

environmental effects. With implementation of mitigation, the Project would be consistent with the applicable goals 

and policies of the General Plan.  
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City of Montclair Zoning Code 

The Project site currently has three zoning designations: Limited Manufacturing (M1), Manufacturing Industrial 

(MIP), and General Commercial (C3). The Project would involve a Zone Change to change the Project site’s zoning 

to Limited Manufacturing (M1) and Manufacturing Industrial Park (MIP), removing the General Commercial (C3) 

zoning designation from the Project site. If the proposed Zone Change is approved, the Limited Manufacturing (M1) 

and Manufacturing Industrial Park (MIP) would become the applicable zoning designations for the site.  

Title 11 of the Montclair Municipal Code includes regulations concerning where and under what conditions various 

land uses may occur in the City. It also establishes zone-specific height limits, setback requirements, parking ratios, 

and other development standards, for residential, commercial, industrial, and all other types of sites. According to 

the City’s Municipal Code, the Limited Manufacturing (M1) zone is intended for limited manufacturing and limited 

industrial uses. The Manufacturing Industrial Park Zone (MIP) is intended to provide an appropriate physical 

environment for the establishment of industrial and light manufacturing uses. Additionally, the M1 Limited 

Manufacturing Zone and MIP Manufacturing Industrial Zone have specified development regulations that are 

outlined in Title 11 of the City’s Municipal Code (City of Montclair 2021b). The purpose of the development 

regulations is, in part, to regulate the uses of buildings and structures, and to encourage the most appropriate use 

of land.  

If the proposed Zone Change is approved, the Project’s proposed uses (i.e., warehouse/logistics uses) would be 

consistent with the M1 and MIP zones. The Project does not involve any component that would be incompatible 

with the development regulations of these zones, and no variances or administrative adjustments are contemplated 

as part of the Project. Additionally, as part of the Project’s development review process, the Project would be subject 

to review by the City’s Development Review Committee. The City’s Development Review Committee was established 

by the City Council to review the preliminary development proposal and provides a list of recommendations and 

conditions. The list is then forwarded to the Planning Commission for consideration as a condition of project 

approval. All final considerations for project approvals are made by the Planning Commission, and not the 

Development-Review Committee (Montclair Zoning Chapter 11.06).  

Should a project require a zoning amendment, as is the case with the proposed Project, applications shall be filed 

with the Secretary of the Planning Commission and accompanied by enough information to ensure the Planning 

Commission has the fullest practical presentation of facts for the permanent record. A public hearing is then 

scheduled, and appropriate notice is given per the provisions described in Chapter 11.84.040 of the Montclair 

Zoning Code. If, from the facts presented to the Planning Commission in the application, at the public hearing, the 

Planning Commission approves the proposed change or amendment by a two-thirds vote, the Planning Commission 

shall recommend such proposed change or amendment to City Council. The City Council will then consider the 

Planning Commission report, after it has conducted a public hearing, to approve, modify, or disapprove the 

recommendations of the Planning Commission (Montclair Zoning Code Chapter 11.84).  

Approval of the Project, in accordance with the provisions outlined in Title 11 of the Montclair Zoning Code, would 

ensure compliance with applicable development standards. Additionally, through the application process, the City 

would thoroughly review all plans for the proposed Project to ensure compliance with the Montclair Municipal Code, 

and other relevant plans, policies, and regulations. Therefore, compliance with the City’s development review 

process would ensure that the proposed Project would not conflict with the Montclair Zoning Code. Impacts would 

be less than significant. (Draft EIR, pp. 4.8-6 through 4.8-22.) 
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2.4.11 Mineral Resources 

2.4.11.1 Regional and Statewide Mineral Resources, and Locally-Important Mineral 

Resource 

Threshold: Would the Project result in the loss of availability of (i) a known mineral resource that would be of value 

to the region and the residents of the state, or (ii) a locally important mineral resource recovery site delineated on 

a local general plan, specific plan or other land use plan?  

Finding: Less than significant. 

Explanation: As discussed in the City’s General Plan, within the Los Angeles region, potentially useful minerals have 

been covered by urban expansion. The loss of these resources has been addressed through the Surface Mining 

and Reclamation Act of 1975, which identifies an inventory of mineral resources. Although sand and gravel 

operations historically occurred throughout the City, mining activities have ceased, and reactivation is deemed 

infeasible based on current technologies (City of Montclair 1999). Furthermore, the Department of Conversation, 

Division of Mines and Geology Special Report 143 classified the mineral land within the Project site’s vicinity as 

MRZ-3, defined as areas containing mineral deposits that cannot be evaluated from available data (DOC 1984). 

Since no significant mineral resources have been identified within the Project site’s vicinity, implementation of the 

Project would not adversely affect the availability of known mineral resources or a locally important mineral resource 

recovery site. Therefore, impacts associated with mineral resources would be less than significant. (Draft EIR, p. 5-

15.) 

2.4.12 Noise 

2.4.12.1 Noise Standards 

Threshold: Would the Project result in the 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?  

Finding: Less than significant.  

Explanation:  

Short-Term Construction Impacts 

Off-Site Construction Noise 

The Project would result in local, short-term increases in roadway noise as a result of construction traffic. Based on 

information developed as part of the Project’s air quality analysis, Project-related traffic would include workers 

commuting to and from the Project site as well as vendor and haul trucks bringing or removing materials. The 

highest number of average daily worker trips would be 508, occurring during the building construction phase. The 

highest number of average daily vendor truck trips would be 198, also during building construction. The highest 

number of average daily haul trips is estimated to be 75, during the grading phase.  
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Based upon a review of average daily traffic volumes (City of Montclair Public Works 2016), Ramona Avenue carries 

approximately 13,679 vehicles per day (from Howard Street to Mission Boulevard), and approximately 19,204 

vehicles per day (from Mission Boulevard to State Street). Mission Boulevard carries approximately 17,257 (from 

Monte Vista Avenue to Ramona Avenue) to approximately 18,717 vehicles per day (from Ramona Avenue to Pipeline 

Avenue). Comparing the maximum number of daily construction-related trips (508 worker trips, 198 vendor truck 

trips and 75 haul truck trips) to the lower range of ADT volumes (13,679), the additional vehicle trips would amount 

to an increase of less than six percent. Based upon the fundamentals of acoustics, a doubling (i.e., a 100 percent 

increase) would be needed to result in a 3 decibel increase in noise levels, which is the level corresponding to an 

audible change to the typical human listener. An incremental increase of six percent would not correspond to an 

audible or a measurable increase on an hourly average basis, and thus would be less than significant. Therefore, 

traffic related to construction activities would not result in 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. Impacts from Project-related construction traffic noise 

would be less than significant and no mitigation is required. (Draft EIR, p. 4.9-16.) 

Long-Term Operational Impacts  

Potential operational noise impacts include on-site noise (from vehicle activities on the Project site as well as 

mechanical equipment) and off-site noise from Project-related increases in traffic. As such, the following analysis 

is organized into separate discussions of on-site noise effects and off-site roadway noise effects.  

The proposed Project would include the construction of 513,295 square feet of warehouse, manufacturing, and 

office space. The Project would include construction of new buildings for warehouse/office use, loading docks 

located interior to the Project site, and parking spaces for the proposed warehouse/office use. Because loading 

docks would face the interior frontages; the buildings would act as a visual and acoustical screen for properties 

located to the west, east and south. from truck maneuvering and loading/unloading activities. In addition, the 

Project would include the construction of 8-foot-tall concrete screen walls between Buildings 1 and 6, 2 and 5, 3 

and 4, and 7 and 8.  

Implementation of the Project would result in changes to existing noise levels on the Project site by developing new 

stationary sources of noise, including introduction of outdoor heating, ventilation and air conditioning (HVAC) 

equipment, and vehicle parking lot and truck loading dock activities. These sources may affect noise-sensitive 

vicinity land uses off the Project site. The following analysis evaluates noise from exterior mechanical equipment 

and activities associated with vehicle parking lots and truck loading docks. (Draft EIR, p. 4.9-16.) 

On-site Outdoor Mechanical Equipment 

The proposed warehouse spaces within the warehouse/office buildings would not be served by heating or air 

conditioning equipment. However, the proposed office areas would be equipped with single-packaged rooftop HVAC 

units with air-handling capacity of 20 to 60 nominal tons. For the analysis of noise from HVAC equipment operation, 

a Carrier WeatherMaker A HVAC unit was used as a reference. Based upon the provided site plan, there would be 

one HVAC unit for the offices located within Buildings 1 through 6 (one office per building), and two HVAC units for 

each of the two offices located within Buildings 7 and 8 (two offices per building). 

Noise level data provided by the manufacturer was used to determine the noise levels that would be generated by 

the HVAC equipment. Based on the warehouse/office building’s roof design, there will be a 6-foot-high parapet 
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extending along the perimeter of the roofs. The worst-case calculated noise levels at the nearest residential 

properties (to the west, east and south) and the property lines to the north, south, east and west) were taken into 

account. The calculations were performed at the worst-case locations of each of the subject property lines—that is, 

the closest distances between the proposed office locations and the adjacent property lines, to ensure that the 

shortest distance from equipment to property line was examined.  

The maximum hourly noise level for the HVAC equipment operating at each examined point would range from 

approximately 31 to 33 dBA Leq at the nearest residential properties and approximately 32 to 33 dBA Leq at the 

Project’s property boundaries. The results of the mechanical equipment operations noise analysis indicate that the 

Project would comply with Section 6.12.100(d) of the City’s Municipal Code, which prohibits noise levels from 

exceeding the Base Ambient Noise Level by 5 dBA or more at the property line. Therefore, impacts associated with 

on-site HVAC noise would be less than significant. (Draft EIR, pp. 4.9-16 through 4.9-17.) 

On-site Parking Lot Activity  

A comprehensive study of noise levels associated with surface parking lots was published in the Journal of 

Environmental Engineering and Landscape Management (Baltrënas et al. 2004). The study found that average 

noise levels for parking lots of similar size during the peak period of use of the parking lot (generally in the morning 

with arrival of commuters, and in the evening with the departure of commuters), was 47 dBA Leq at 1 meter (3.28 

feet) from the outside boundary of the parking lot. The parking area would function as a point source for noise, 

which means that noise would attenuate at a rate of 6 dBA with each doubling of distance. Employee parking lots 

are proposed to be distributed throughout the Project site adjacent to the warehouse/office buildings, no closer 

than 5 feet from the western8 property line of the Project site (and approximately 10 feet from the edge of the 

parking lot to the nearest residences to the west). At a distance of 5 feet, parking lot noise levels would be 

approximately 43 dBA Leq at the western property line, and approximately 37 dBA Leq at the nearest residence. 

Accounting for the noise attenuation provided by the Project’s proposed 7-foot high perimeter barrier along the 

western boundary, the resulting parking lot noise level would be approximately 23 dBA Leq at the nearest residence. 

The combined noise levels from the parking lot noise (23 dBA Leq) and the HVAC equipment level (31 dBA Leq) would 

be 32 dBA Leq9, which is well below the applicable limits (i.e., the BANLs for industrial-zoned properties) of 70 dBA 

Leq daytime (7:00 a.m. to 10:00 p.m.) and 60 dBA Leq nighttime (10:00 p.m. to 7:00 a.m.) Therefore, impacts 

associated with parking lot noise would be less than significant. 

Very brief, intermittent noise levels (such as from car alarm “beeps” or car door slams) generating higher noise 

levels would also occur. These sources typically range from about 30 to 66 dBA at a distance of 100 feet (Gordon 

Bricken & Associates 1996). The estimated maximum noise level of 66 dBA from 100 feet would equate to a level 

of 86 dBA at 10 feet. Accounting for the noise attenuation provided by the Project’s proposed 7-foot high perimeter 

barrier along the western boundary, the resulting parking lot noise level would be approximately 72 dBA Leq. This 

level would be less than the City’s Municipal Code standard for maximum noise levels during the nighttime hours 

for industrial zones (60 dBA plus 16 dBA equals 76 dBA), as well as the maximum noise standard for daytime hours 

(70 dBA plus 16 dBA equals 86 dBA). Therefore, the impact from maximum noise levels from parking lots would be 

less than significant. (Draft EIR, p. 4.9-18.) 

 
8  The western project boundary is the critical location because of proximity to the nearest residences 
9 Noise levels are summed in the energy (that is, the logarithmic) domain, not arithmetically; for example, two sound sources, each 

generating noise levels of 65 dBA at a given distance, would result in a combined noise level of 68 dBA. 
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On-Site Truck Loading Dock/Truck Yard Activity 

The aforementioned parking lot study (Baltrënas et al. 2004) also examined noise levels associated with cargo 

truck delivery activity. The study concluded that maximum noise levels (i.e., Lmax) from truck loading/unloading 

areas was 96 dBA at 1 meter (3.28 feet) from the boundary of the truck activity area. Average noise levels would 

be lower. Truck loading docks would be located not closer than 230 feet from the nearest residential property line 

(located to the northwest). Using the outdoor attenuation rate of 6 dBA with each doubling of distance, truck loading 

activity at residences to the northwest would produce noise levels of approximately 59 dBA Leq. However, the 

proposed warehouse/office buildings, as well as the 8-foot-tall concrete screen walls, would provide a substantial 

amount of noise reduction by blocking the direct line-of-sight between the truck loading dock area and the 

residences to the northwest. Because of the height and size of the buildings and barriers, it is estimated that the 

noise from loading dock activities would be reduced by approximately 24 dB or more10. Thus, the loading dock noise 

at the nearest residences would be approximately 35 dBA Lmax or less, which would be well below the City’s 

Municipal Code standard for maximum noise levels during the nighttime hours for industrial zones (76 dBA), and 

daytime hours (86 dBA). Because the average noise level would be less than 35 dBA, the City’s Municipal Code 

standard for average noise levels for industrial zones (60 dBA Leq), and daytime hours (70 dBA Leq) would also not 

be exceeded. Therefore, impacts associated with truck loading docks and truck yard noise would be less than 

significant. (Draft EIR, pp. 4.9-18 through 4.9-19.) 

Off-Site Traffic Noise Levels 

The Project has the potential to result in significant off-site noise impacts from Project-related traffic at nearby 

noise-sensitive land uses. Based upon the Project’s Transportation Impact Analysis, during the AM peak hour, 

implementation of the Project would result in a total of 82 passenger vehicles, 7 2-axle trucks, 6 3-axle trucks, and 

43 4-or-more axle trucks. During the PM peak hour, implementation of the Project would result in a total of 87 

passenger vehicles, 6 2-axle trucks, 5 3-axle trucks, and 45 4-or-more axle trucks. In terms of average daily trips, 

the Project would generate approximately 762 passenger vehicle trips, 53 2-axle truck trips, 53 3-axle truck trips, 

and 381 4-or-more axle truck trips. All truck trips would access and exit the Project site to the east, via Ramona 

Avenue, and then travel in all directions along designated truck routes.  

Potential noise effects from vehicular traffic were assessed using the Federal Highway Administration’s Traffic Noise 

Model Version 2.5 (FHWA 2004). Information used in the model included the Existing, Existing plus Project, Year 

2024, and Year 2024 plus Project traffic volumes. Noise levels were modeled at representative noise-sensitive 

receivers. The receivers were modeled to be 5 feet above the local ground elevation. The seven receiver locations 

used for the short-term noise measurements were used to represent existing off-site noise-sensitive land uses 

(residences).  

The information provided from this modeling, along with the results from ambient noise survey measurements, was 

compared to the noise impact significance criteria to assess whether Project-related traffic noise would cause a 

significant impact and, if so, where these impacts would occur. 

The Project would increase the traffic noise levels along the nearby arterial roadways by 0 to 2 dBA (when rounded 

to whole numbers). Based upon the FICON guidance, the Project would not result in substantial traffic noise 

 
10 The buildings would be approximately 35 feet high and the truck loading dock areas would be configured so as to block the direct 

line of sight from the loading dock areas and noise-sensitive receivers. As such the buildings would function as massive noise 

barriers. Noise barrier calculations are included in Appendix F-3. 
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increases or cause an exceedance of applicable traffic noise standards. Therefore, impacts associated with off-site 

traffic noise would be less than significant. (Draft EIR, pp. 4.9-19 through 4.9-20.) 

2.4.12.2 Airport Noise 

Threshold: 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?  

Finding: Less than significant.  

Explanation: The nearest operational public-use airport to the Project site is Cable Airport (Upland), which is located 

approximately 3.5 miles northeast of the Project site. According to the Land Use Compatibility Plan for the Cable 

Airport, the Project site is not located within the Airport Influence Area (ALUC 1981).  

In addition, Ontario International Airport is located approximately 5 miles east of the Project site. The Project site is 

located within the Airport Influence Area (as shown in Policy Map 2-1) of the Ontario International Airport and is 

subject to the Ontario ALUCP (City of Ontario 2011). Policy Map 2-3, Noise Impact Zones, of the Ontario ALUCP 

identifies projected noise levels for areas surrounding the Ontario Airport. Table 2-3, Noise Criteria, of the Ontario 

ALUCP, identifies the compatibility of uses for each of the corresponding noise contour zones in Policy Map 2-3. 

According to the Policy Map 2-3, the Project site is partially located within the 60–65 decibel (dB) Community Noise 

Equivalent Level (CNEL) noise contour area. According to Table 2-3, Noise Criteria, of the Ontario ALUCP, Industrial, 

Manufacturing, and Storage Uses are normally compatible uses within the 60–65 dB CNEL noise contour area. 

Therefore, because the Project would result in a use deemed to be compatible with the 60-65 dB CNEL noise 

contour area, the Project would not expose people residing or working in the project area to excessive noise levels. 

Therefore, impacts associated with public airport noise would be less than significant. (Draft EIR, pp. 5-15 through 

5-16.) 

2.4.13 Population and Housing 

2.4.13.1 Population Growth 

Threshold: Would the Project induce substantial unplanned population growth in an area, either directly (for 

example, by proposing new homes and businesses) or indirectly (for example, through extension of road or other 

infrastructure?  

Finding: Less than significant.  

Explanation: The Project involves construction and operation of eight new buildings, which would require temporary 

construction and a permanent operational workforce, both of which could potentially induce population growth in 

the Project area. The temporary workforce would be needed to construct the new buildings and associated on-site 

improvements. The number of construction workers needed during any given period would largely depend on the 

specific stage of construction. These short-term positions are anticipated to be filled primarily by construction 
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workers who reside in the Project site’s vicinity; therefore, construction of the Project would not generate a 

permanent increase in population within the Project area.  

In terms of operational employees, because the future tenants are not known yet, the number of jobs that the 

Project would generate cannot be precisely determined, but can be estimated. For purposes of this analyses, 

employment estimates were calculated using average employment density factors reported by Southern California 

Association of Governments (SCAG). The SCAG Employment Density Survey (SCAG 2001) reports that in San 

Bernardino County, for every 1,538 square feet of light manufacturing use, the median number of jobs supported 

is one employee and for every 2,111 square feet of industrial warehouse space, the median number of jobs 

supported is one employee. The Project would include approximately 296,800 square feet of Warehousing Use and 

217,469 square feet of Industrial Park use (comparable to Light Manufacturing use). Therefore, the estimated 

number of employees for the industrial park portion of the project would be approximately 142 persons and the 

estimated number of employees for the warehouse portion of the project would be 141 persons, for a total of 282 

employees. 11 

According to the SCAG Demographic and Growth Forecast, located as an appendix of the SCAG Regional 

Transportation Plan/Sustainable Communities Strategies, employment in the City of Montclair is anticipated to grow 

from 19,300 in 2016 to 20,900 in 2045 (SCAG 2020). Thus, the Project’s 282 new employees would represent a 

relatively small percentage of this projection and, thus, is consistent with anticipated future employment projections 

within the City. Therefore, the Project would not stimulate population growth or population concentration above 

what is assumed in local and regional land use plans. Therefore, impacts associated with population growth would 

be less than significant. (Draft EIR, pp. 5-16 through 5-17.) 

2.4.13.2 Displacement of Housing 

Threshold: Would the Project displace substantial numbers of existing housing, necessitating the construction of 

replacement housing elsewhere; and displace substantial numbers of people, necessitating the construction of 

replacement housing elsewhere?  

Finding: No impact. 

Explanation: Given that no residential uses are located on the Project site, and because residential uses are not 

allowed under the current zoning, the Project would not displace existing housing, nor would it impede future 

residential development potential. Therefore, no impacts associated with the displacement of people or housing 

would occur. (Draft EIR, p. 5-17.) 

2.4.14 Public Services 

2.4.14.1 Fire Protection 

Threshold: Would the Project result in substantial adverse physical impacts associated with the provision of new 

or physically altered governmental facilities, need for new or physically altered governmental facilities, the 

 
11 At the time of preparation of the Initial Study, in which the Project’s impacts to population and housing were first evaluated, the 

Project’s employee generation was calculated assuming that the entire Project would be coded for warehousing uses. However, 

this has since been revised to account for the industrial park portion of the Project.  
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construction of which could cause significant environmental impacts, in order to maintain acceptable service 

ratios, response times or other performance objectives for fire protection? 

Finding: Less than significant.  

Explanation: Fire prevention and emergency services for the City is provided by the City of Montclair Fire Department 

(Fire Department), operating out of two stations located at 8901 Monte Vista Avenue (Fire Station #151) and 10825 

Monte Vista Avenue (Fire Station #152), approximately 2.5-miles north and approximately 0.5 mile to the east of 

the Project site, respectively. According to the Fire Department, calls to service include structure fires, hazardous 

materials mitigation, medical calls, traffic accidents, and confined space rescue among other things (City of 

Montclair 2020c). The Fire Department’s staff includes 18 firefighters, three chief officers, a public safety director, 

and one fire investigator, one administrative technician, and one part-time receptionist (City of Montclair 2020c). 

According to the Fire Department, Fire Station #151 (8901 Monte Vista Avenue) is equipped with a three-person 

engine, a Type 1 engine, and will soon have a quint with a 100-foot aerial ladder and platform (City of Montclair 

2020c). Fire Station #152 (10825 Monte Vista Avenue) is equipped with one chief officer (stationed at Fire Station 

151), a crew of three fire suppression/public safety personnel, including a fire captain, fire engineer, and 

firefighter/paramedic. Station #152 currently operates with a 2014 KME Type 1 fire engine in service along with a 

2000 KME Type 1 reserve engine. Station #152 also houses a lighting unit, which is used to carry urban search 

and rescue equipment (City of Montclair 2020c). The Fire Department has an average response time of 6 minutes 

and 13 seconds for medical emergencies and a response time of 6 minutes and 53 seconds for structural fires. 

Response goals are currently being met by the Montclair Fire Department (City of Montclair 2020c).  

The Fire Department participates in an “All Hazard” emergency aid system (through mutual aid agreements) with 

the fire departments from the surrounding communities of Chino, Upland, Ontario, Rancho Cucamonga, San 

Bernardino County, and Los Angeles County. 

The Fire Department currently serves the Project site and provides emergency response services as required. Under 

existing conditions, the drive-in theater portion of the Project site has the capacity to support approximately 1,450 

cars. If it were to be conservatively assumed there were only one drive-in theater patron per car, it could be 

estimated that the Project site could support a population of up to roughly 1,450 persons. This represents a 

conservative estimate as each car is likely to support more than one person, and this estimate does not account 

for employees of the drive-in theater or other businesses on the Project site.  

As discussed previously, upon implementation of the Project, an estimated 282 persons would be employed at the 

Project site. Given the substantial reduction in persons at the Project site after implementation, it can be assumed 

that calls for service to the Project site would be reduced in comparison to existing conditions because there would 

be fewer people on the Project site during a given day compared with the existing conditions.  

Additionally, the Project would be subject to the existing Fire Department requirements for fire sprinkler systems, 

fire alarm systems, fire flow, and equipment and firefighter access, as well as International Fire Code requirements. 

Implementation of these requirements would both mitigate the potential for fire services to be required and aid the 

Fire Department in the unlikely event a fire occurred.  

The Project would also result in the payment of both developer's fees and property taxes, both of which would result 

in additional revenue available to the City and, indirectly, would result in increased revenue available to the Fire 

Department. Developer's fees cannot be used for personnel; however, assuming that the City routed increased 
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property tax revenues to the Fire Department, impacts to the Fire Department as a result of the Project would be 

partially alleviated. Therefore, because the Project would result in a decrease in calls for service to the Project site, 

would be developed in accordance with existing requirements, and would result in increased revenue available to 

the Fire Department, impacts associated with Fire Department facilities, equipment, and personnel would be 

less than significant. (Draft EIR, pp. 5-17 through 5-18.) 

2.4.14.2 Police Protection 

Threshold: Would the Project result in substantial adverse physical impacts associated with the provision of new 

or physically altered governmental facilities, need for new or physically altered governmental facilities, the 

construction of which could cause significant environmental impacts, in order to maintain acceptable service 

ratios, response times or other performance objectives for Sheriff Law Enforcement Services?  

Finding: Less than significant. 

Explanation: Police protection services in the City are provided by the Montclair Police Department (Police 

Department), which is headquartered on the northwest corner of Arrow Highway and Monte Vista Avenue, at 4870 

Arrow Highway. The Police Department serves an approximately 5.5 square-mile community. The Police Department 

employs 53 sworn officers, 32 full and part-time civilian support personnel, including 5 reserve officers and 2 

chaplains (City of Montclair 2020c). The Montclair Police Department treats all calls as priority calls; however, the 

response times vary based on the nature of the call. The Police Department has a goal of 4-minute response times 

for Priority 1 calls, and 5-minute response times for Priority 2 calls. As of August 2019, Captain Jason Reed of the 

Montclair Police Department confirmed response time goals were being met (City of Montclair 2020c). In addition 

to patrolling, the Police Department also includes specialized assignments such as Detective Bureau, Narcotics 

Investigations Task Force, Motor Officer Program, Technical Services, Plaza Precinct Patrol, and School Resource 

Officer. 

Similar to fire protection services, it can be assumed that calls for service to the Project site would be reduced in 

comparison to existing conditions because there would be fewer people on the Project site during a given day 

compared with the existing conditions.  

The Project would also result in the payment of both developer's fees and property taxes, both of which would result 

in additional revenue available to the City and, indirectly, would result in increased revenue available to the Police 

Department. Developer’s fees cannot be used for personnel; however, assuming that the City routed increased 

property tax revenues to the Police Department, impacts to the Police Department as a result of the Project would 

be partially alleviated. Therefore, because the Project would result in a decrease in calls for service to the Project 

site and would result in increased revenue available to the Police Department, impacts associated with Police 

Department facilities, equipment, and personnel would be less than significant. (Draft EIR, pp. 5-18 through 5-19.) 

2.4.14.3 Schools 

Threshold: Would the Project result in substantial adverse physical impacts associated with the provision of 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 

schools? 

Finding: No impact.  
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Explanation: The Project would not directly or indirectly induce substantial population growth in the City. It is not 

anticipated that people would relocate to the City as a result of the Project, and an increase in school-age children 

requiring public education is not expected to occur as a result of the Project. Nonetheless, all residential and non-

residential development projects is subject to SB 50, which requires payment of mandatory impact fees to offset 

any impact to school services or facilities. The provisions of SB 50 are deemed to provide full and complete 

mitigation of school facilities impacts, notwithstanding any contrary provisions in CEQA or other state or local laws 

(Government Code Section 65996). In accordance with SB 50, the Project Applicant would pay all required impact 

fees, as required of most residential, commercial, and industrial development projects in the City. Therefore, no 

impacts associated with school facilities would occur. (Draft EIR, p. 5-19.) 

2.4.14.4 Parks 

Threshold: Would the Project result in substantial adverse physical impacts associated with the provision of 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 parks?  

Finding: No impact. 

Explanation: Given the lack of population growth as a result of the Project, neither construction nor operation of the 

Project would generate new residents to the extent that new or expanded park facilities would be required. 

Therefore, no impacts associated with park facilities would occur. (Draft EIR, p. 5-19.) 

2.4.14.5 Other Public Facilities 

Threshold: Would the Project result in substantial adverse physical impacts associated with the provision of 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 other 

public facilities?  

Finding: No impact. 

Explanation: Given the lack of population growth as a result of the Project, neither construction nor operation of the 

Project would generate new residents to the extent that new or expanded public facilities such as libraries would 

be required. Therefore, no impacts associated with libraries and other public facilities would occur. (Draft EIR, p. 5-

19.) 

2.4.15 Recreation  

2.4.15.1 Increased Use, Construction, and Expansion 

Threshold: Would the Project increase the use of existing neighborhood and regional parks or other recreational 

facilities such that substantial physical deterioration of the facility would occur or be accelerated, or 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?  

Finding: No impact. 
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Explanation: The Project would construct eight new buildings and associated improvements. The Project does not 

propose any residential uses and would not directly or indirectly result in a substantial and unplanned increase in 

population growth within the Project area. As an industrial use, the Project does not propose recreational facilities or 

require the construction or expansion of recreational facilities. As such, the Project would not increase the use of 

existing neighborhood parks or regional parks in the City and surrounding area. Therefore, no impacts associated with 

the use of existing recreational facilities or construction of new or expansion of existing recreational facilities would 

occur. (Draft EIR, p. 5-20.) 

2.4.16 Transportation 

2.4.16.1 Plans, Policies, and Ordinances 

Threshold: Would the Project conflict with a program, plan, ordinance or policy addressing the circulation system, 

including transit, roadway, bicycle and pedestrian facilities?  

Finding: Less than significant. 

Explanation: The Project would not conflict with a program, plan, ordinance, or policy addressing the circulation 

system, including transit, roadway, bicycle, and pedestrian facilities, as discussed below. 

RTP/SCS 

The RTP/SCS establishes goals for the region and identifies transportation investments that address the region’s 

growing population, as well as strategies to reduce traffic congestion and greenhouse gas (GHG) emissions.  

The Project would involve the construction of an eight-building warehouse/industrial park. Thus, the Project would 

generate jobs and tax revenue for the City and its residents. Once operational, the Project would add to the City’s 

business tax base and would employ approximately 244 workers, helping the City better meet its jobs/housing 

balance, while also providing commercial/industrial business park use that will help the City offer a more balanced 

array of land uses throughout the broader Project area. This may also result in potentially shorter commute distances 

of City residents who choose to work on the Project site. The Project would be readily accessible to I-10 and SR-60, 

which would also help to facilitate regional goods movement throughout Southern California, thus helping meet the 

RTP/SCS goal of improving mobility, accessibility, and reliability of the transportation of goods. RTP/SCS Goal 1 is to 

encourage regional economic prosperity and global competitiveness. According to the Southern California Association 

of Governments Comprehensive Regional Goods Movement Plan and Implementation Strategy, the region will run out 

of suitably zoned vacant land designated for warehouse facilities in or around 2028. Thus, the Project would meet the 

growing demand for warehousing space, thereby promoting regional economic prosperity, and would do so in an area 

that is proximate to regional highways (I-10 and SR-60). For these reasons, the Project would be consistent with the 

applicable goals and policies set forth by in the RTP/SCS.  

City of Montclair General Plan Circulation Element 

The General Plan Circulation Element outlines the City’s goals and implementation policies to provide a safe and 

efficient transportation system strategy.  
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The Project would protect street traffic capacities by controlling access points at the Project driveways and parking 

would be provided entirely on site. Project generated traffic would travel along arterials and major roadways to access 

the site, including Monte Vista Avenue, Central Avenue, Indian Hill Boulevard, Ramona Avenue, Reservoir Street, 

Mission Boulevard, Holt Boulevard, 3rd Street, and State Street. Most of these roadways are also City-designated truck 

routes. Travel on residential streets is not anticipated. The Project would also include improvements along State Street, 

Ramona Avenue, and Mission Boulevard, including frontage landscape and pedestrian improvements. Therefore, the 

Project would not conflict with relevant policies in the City’s Circulation Element.  

As discussed previously, a TIA was prepared to evaluate the Project’s effects on the LOS on transportation facilities 

in the Project area, including eight intersections and one roadway segment. LOS has been addressed herein for 

informational purposed only and can no longer be used to determine significant transportation impacts under CEQA as 

directed by SB 743.  

Transit, Bicycle, and Pedestrian Facilities 

The Project site is served by passenger rail and bus services, as shown in Figure 4.10-2, Existing Transit Routes of 

the Draft EIR. The Montclair Transcenter, located approximately 3 miles north of the Project site, would serve as 

the nearest Metrolink station serving the San Bernardino Line. The Pomona-Downtown Train Station, located 

approximately 2.5 miles to the west of the Project site, would serve as the nearest Metrolink station serving the 

Riverside County Line. This station also services the Texas Eagle and Sunset Limited Amtrak lines. Omnitrans 

Routes 61, 85, and 88 are the closest bus routes to the Project site, with stops along Holt Avenue, Central Avenue, 

and Ramona Avenue, respectively. The Ramona Avenue and Holt Boulevard bus stop serves Route 61 and is located 

approximately ¼-mile to the north of the Project site. The Central Avenue and Mission Boulevard bus stop serves 

Route 85 and is located approximately 1 mile to the east of the Project site. The Ramona Avenue and Mission 

Boulevard bus stop serves Route 88 and is the nearest stop to the Project site, located near the southeast corner 

of the Project site. Project construction would require the temporary relocation of this stop. Prior to construction, 

the Project Applicant would coordinate with Omnitrans regarding construction and relocation of this facility to ensure 

continual operation during Project construction. The Project would not permanently relocate any existing bus stops 

and would not require any changes to existing or future routes. The Project would not require an increase in service 

frequency or additional routes to serve the Project area. Therefore, development of the Project would not conflict 

with the existing bus routes or bus stops. Impacts to transit would be less-than-significant. 

The nearest proposed facilities include a planned Class II bicycle lane with the potential for a future Class IV bike 

path, along Mission Boulevard, adjacent to the southern frontage of the Project site, and a planned Class I bikeway 

along the San Antonio Creek Channel, approximately ¾-mile to the west of the Project site. While the Project does 

not involve any plans to construct these planned and contemplated facilities, the Project’s design would ensure 

that these facilities can be readily developed when the City commences implementation of those projects. 

Moreover, the Project would provide street and frontage improvements and access to the site would be facilitated 

for both pedestrian and bicycle users in the overall area. The frontage improvements associated with Project 

development would not conflict with planned bicycle facilities along Mission Boulevard; therefore, the Project would 

not conflict with any plans or policies regarding existing or proposed bicycle and pedestrian facilities in the study area 

and would be consistent with the City of Montclair ATP and San Bernardino County NMTP.  

Based on analysis provided above, the Project would not conflict with a program, plan, ordinance, or policy 

addressing the circulation system, including transit, roadway, bicycle, and pedestrian facilities, and its impact to 

transportation plans and programs would be less than significant. (Draft EIR, pp. 4.10-12 through 4.10-14.) 
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2.4.16.2 VMT 

Threshold: Would the Project conflict or be inconsistent with CEQA Guidelines sections 15064.3, subdivision (b)?  

Finding: Less than significant.  

Explanation: As shown in the analysis below, based on City’s criteria, the Project generated VMT and the Project’s 

effect on VMT would result in a less than significant impact.  

VMT Screening 

The following screening criteria were analyzed per City Resolution No. 20-3281, Vehicle Miles Traveled 

Thresholds of Significance for the Purpose of Analyzing Transportation Impacts under the California 

Environmental Quality Act (August 2020). Any one of the following criteria would need to be satisfied in order to 

screen-out of significant VMT impacts: 

• Projects generating less than 110 daily trips (or 836 VMT): The proposed Project involves the construction 

and operation of 296,800 square feet of warehousing buildings, as well as 217,469 SF of industrial park 

buildings, estimated to generate 1,249 ADT as shown in Table 4.10-1. Therefore, the Project would not fall 

under the threshold for projects generating less than 110 ADT.  

• Local serving retail less than 50,000 SF: The proposed Project does not include retail components. 

Therefore, the Project is not considered a local serving retail project and cannot be screened out from 

further VMT analysis using this criterion. 

• Local Serving Projects: The proposed Project would not be categorized as a local serving land use. 

Therefore, the Project cannot be screened out from further VMT analysis using this criterion. 

• Affordable Housing (100 percent of units): The proposed Project does not include affordable housing units. 

Therefore, the Project cannot be screened out from further VMT analysis using this criterion. 

• Transit Priority Area (TPA) Screening: Projects located within a TPA12 as determined by the most recent 

RTP/SCS. The proposed Project is located within a TPA. However, the proposed Project’s FAR is 0.45 per 

and this screening criterion is inapplicable to projects with a FAR of less than 0.75. Therefore, it cannot be 

screened out using this criterion.  

• Low VMT Area Screening: Development in a low VMT generating area consistent with a RTP/SCS and 

consistent with existing land use that is generation low VMT/SP. This will include both a land use (type, 

density, demographics, etc.) comparison.  

The SBCTA screening tool was used to determine whether the proposed Project would be in a low VMT-

generating area. The City’s TIA guidelines define a project VMT impact if “the Project generated VMT per 

service population exceeds 15% below what the County of San Bernardino average VMT per service 

population” As such, for the purposes of this analysis, if the proposed Project is located within a Traffic 

Analysis Zone (TAZ) in which the VMT per service population is greater than 15% below the existing baseline, 

 
12  Per Public Resources Code section 21099(a)(7) a “Transit priority area” means an area within one-half mile of a major transit 

stop that is existing or planned, if the planned stop is scheduled to be completed within the planning horizon included in a 

Transportation Improvement Program adopted pursuant to Section 450.216 or 450.322 of Title 23 of the Code of Federal 

Regulations. For purposes of SB 743, a transit priority area also includes major transit stops that are scheduled to be completed 

within the planning horizon of the RTP/SCS.  

https://1.next.westlaw.com/Link/Document/FullText?findType=L&originatingContext=document&transitionType=DocumentItem&pubNum=1000547&refType=LQ&originatingDoc=Ia1022f101a0e11e9a89d8c1249eb3f1e&cite=23CFRS450.216
https://1.next.westlaw.com/Link/Document/FullText?findType=L&originatingContext=document&transitionType=DocumentItem&pubNum=1000547&refType=LQ&originatingDoc=Ia1022f111a0e11e9a89d8c1249eb3f1e&cite=23CFRS450.322
https://1.next.westlaw.com/Link/Document/FullText?findType=L&originatingContext=document&transitionType=DocumentItem&pubNum=1000547&refType=LQ&originatingDoc=Ia1022f111a0e11e9a89d8c1249eb3f1e&cite=23CFRS450.322
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the Project would be located in a low VMT generating area. TAZs are geographic polygons similar to Census 

block groups used to represent areas of homogenous travel behavior.  

It should be noted that the City’s guidelines do not specify the use of Production-Attraction (PA) VMT per 

service population (SP), or Origin-Destination (OD) VMT per SP. However, the SBCTA VMT Screening Tool 

User’s Guide (2020) indicates that the PA VMT per SP metric should be used for mixed-use (residential and 

commercial) projects. As the Project is not a mixed-use (residential and commercial) project, the OD VMT 

per SP was used as it provides the most representative and conservative analysis for the proposed Project.  

The OD VMT per SP for the Project TAZ is 40.9, and the County’s OD VMT per SP is 33.2. Therefore, the TAZ would 

be 23.11% above the City’s threshold, and would not meet the 15% below baseline screening criteria. Additionally, 

the Project is not consistent with the land uses in the TAZ and therefore, the Project cannot be screened out using 

the low VMT area screening criterion. 

As the proposed Project would not meet the screening criteria established in the City’s TIA guidelines, a Project level 

detailed VMT analysis is required. 

VMT Analysis 

The City requires the evaluation of project generated VMT as well as project’s effect on VMT to be analyzed in detail 

for projects that do not meet any of their screening criteria. To conduct a detailed VMT analysis, the City requires 

the use of the San Bernardino Transportation Analysis Model (SBTAM). The technical memorandum describing the 

SBTAM model run for VMT by sub-consultant Translutions, Inc is included in Appendix G of the Draft EIR.  

Project VMT  

The SBTAM is trip-based regional travel demand model that considers interaction between different land uses 

based on socio-economic data such as population, households, and employment. Project VMT has been calculated 

using the most current version of SBTAM. The Office of Planning and Research (OPR) Technical Advisory on 

Evaluating Transportation Impacts in CEQA (December 2018) provides technical assistance and recommendations 

for the analysis of VMT. The methodology recommendations for the VMT analysis include a discussion on vehicle 

types. An excerpt from the OPR Technical Advisory regarding vehicle types is below: 

“Vehicle Types. Proposed Section 15064.3, subdivision (a), states, “For the purposes of this 

section, ‘vehicle miles traveled’ refers to the amount and distance of automobile travel attributable 

to a project.” Here, the term “automobile” refers to on-road passenger vehicles, specifically cars 

and light trucks. Heavy-duty truck VMT could be included for modeling convenience and ease of 

calculation (for example, where models or data provide combined auto and heavy truck VMT). For 

an apples-to-apples comparison, vehicle types considered should be consistent across project 

assessment, significance thresholds, and mitigation.” 

Per Section 21099 of the Public Resource Code, the selection of the VMT criteria for determining the significance 

of transportation impacts was intended to promote reductions of greenhouse gas emissions; to develop multimodal 

transportation networks; and to diversify land uses. As mentioned in the OPR’s Technical Advisory, there are various 

legislative mandates and state policies that establish quantitative GHG emission reduction targets. Pursuant to 

Senate Bill 375, the California Air Resources Board GHG emissions reduction targets for metropolitan planning 

organizations (MPOs) call for reductions in GHG emissions only from cars and light trucks. Therefore, a custom 
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model run using the SBTAM was conducted to estimate VMT from automobiles (i.e. cars and light trucks) only, and 

the Project’s VMT and the threshold VMT were extracted only for automobile VMT. This allows for an apples-to 

apples comparisons of VMT generated by vehicle types across project assessment, significance thresholds, and 

mitigation (if any). While the abovementioned OPR Technical Advisory allows for heavy duty truck VMT to be included 

in modeling, it is important to note that this allowance was provided for modeling convenience and ease of 

calculation; however, in keeping with the intent of Section 21099 of the Public Resource Code and Section 

15064.3, subdivision (a) of the CEQA Guidelines (which specify that automobile VMT is the primary metric that 

should be evaluated), the extra step of removing heavy truck VMT from SBTAM was undertaken provide for a project 

level analysis that most appropriately meets the intent of SB 743. Additionally, as noted during an informational 

question and answer session conducted by OPR to provide information and guidance on conducting project-level 

VMT analysis (OPR 2020), it is automobile VMT (i.e. cars and light duty trucks) that needs to be quantified for all 

land uses, including warehouses. 

Therefore, a custom model run using the SBTAM was conducted to estimate VMT from automobiles (i.e. cars and 

light trucks) only, and the Project’s VMT and the threshold VMT were extracted only for automobile VMT. This allows 

for an apples-to apples comparisons of VMT generated by vehicle types across project assessment, significance 

thresholds, and mitigation (if any).  

The Project is located in TAZ# 53608201 of the SBTAM travel demand model. The Project socio-economic data was 

based on the median factors for San Bernardino County from the SCAG Employment Density Survey (October 31, 

2001). Income groups and other parameters were kept consistent with the factors included in SBTAM for the City 

of Montclair. Based on number of employees estimated using the SCAG study, the Project was coded with 282 

employees13. In addition, 30 employees that are attributed to the current uses were removed from the adjacent 

zone. No network edits were made for the Project. 

Per standard travel demand modeling procedure, two model runs were conducted to estimate Project’s VMT. The 

first model run included the existing land uses for the area with no changes. While the base year VMT is available 

from the SBCTA Screening Tool (i.e. 33.2 VMT/SP), the first model run was conducted to set the thresholds and to 

present an apples-to-apples comparison of only automobile VMT. The VMT threshold for automobile VMT was 

estimated to be 30.04 VMT/SP. The second model run was conducted with socio-economic data from the proposed 

Project and provided the Project generated VMT per SP estimate of 20.18 VMT/SP. Roadway (or link-level boundary) 

VMT was also calculated for all vehicles to estimate Project’s effect on VMT. 

The Project generated VMT is defined as the VMT attributed to automobile trips to and from the Project. Based on 

the City thresholds, if a project generated VMT per service population exceeds 15% below what the County of San 

Bernardino average VMT per service population, the project has a significant impact under CEQA.  

 
13 The SCAG Employment Density Survey (SCAG 2001) reports that in San Bernardino County, for every 1,538 square feet of light 

manufacturing use, the median number of jobs supported is one employee and for every 2,111 square feet of industrial 

warehouse space, the median number of jobs supported is one employee. The Project would include approximately 296,800 

square feet of Warehousing Use and 217,469 square feet of Industrial Park use (comparable to Light Manufacturing use) and as 

shown in Table 4.10.1. Therefore, the estimated number of employees for the industrial park portion of the Project would be 

approximately 142 persons and the estimated number of employees for the warehouse portion of the Project would be 141 

persons, for a total of 282 employees. Note that a previous version of the draft project design included a Project with 514,269 

square feet of development (an increase of 974 square feet over the proposed Project). Because the analysis in this TIA had 

commenced, and because the size of the project buildings would provide a conservative analysis, a 514,269 square foot project 

is used throughout the technical analysis.  
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The County average automobile VMT is 30.04 VMT/SP under cumulative (Year 2040) conditions, which translates 

to a threshold of 25.54 VMT/SP (15% less than average VMT/SP). The Project generated VMT is 20.18 VMT/SP 

under cumulative (Year 2040) conditions, which is below the 25.54 VMT/SP threshold. Because the Project 

generated VMT per SP does not exceed 15% below County average VMT per SP in the cumulative conditions, the 

Project generated VMT impact would be less than significant. 

Project-Effect on VMT  

The Project effect on VMT evaluates the change in roadway (or link-level boundary) VMT within the City streets due 

to the proposed Project. Based on the City thresholds, if the link–level boundary VMT per SP increases Citywide 

under the plus Project condition compared to the no Project condition, the Project would have a significant impact 

per Project effect on VMT criteria. With the proposed Project, the VMT/SP within the City will decrease from 14.4 

VMT/SP to 14.3 VMT/SP. Because the Project would not increase the roadway (or link-level boundary) VMT per SP 

in the cumulative conditions, the Project’s effect on VMT would be less than significant. 

VMT Impact Determination 

As determined from the VMT analysis summarized above, the Project generated OD VMT for automobiles is 20.18 

VMT/SP, which is less than the threshold of 25.54 VMT/SP (established for automobiles only VMT from the Project 

specific model run). The roadway (or link level boundary) VMT within the City of Montclair is 14.4 VMT/SP under 

without Project conditions which decreases to 14.3 VMT/SP under with Project conditions. Therefore, based on 

City’s thresholds, the Project generated VMT and the Project’s effect on VMT would have a less than significant 

impact. The Project would not conflict or be inconsistent with CEQA Guidelines section 15064.3, subdivision (b). 

(Draft EIR, pp. 4.10-14 through 4.10-18.) 

2.4.16.3 Design Hazards 

Threshold: Would the Project substantially increase hazards due to a geometric design feature (e.g., sharp curves 

or dangerous intersections) or incompatible uses (e.g., farm equipment)?  

Finding: Less than significant. 

Explanation: The Project does not propose changes to the City’s circulation system which would result in sharp 

curves or dangerous intersections and would not introduce incompatible uses to the area roadways (e.g., farm 

equipment). 3rd Street currently ends at the Project site’s western boundary. Access to the Project site would be 

provided by 13 driveways: four driveways at the northern boundary off State Street, one driveway at the eastern 

boundary off Ramona Avenue, two driveways on the southern boundary off Mission Boulevard, and six driveways 

on 3rd Street (which will be extended to Ramona Avenue). 

The on- and off-site roadway improvements, consisting of new and improved Project driveways, and the extension 

of 3rd Street to Ramona Avenue, proposed as part of the Project would be designed and constructed in accordance 

with all applicable City of Montclair roadway design standards and would be reviewed and approved by the City’s 

Public Works Department. The Project driveways would be improved and designed per local standards to 

accommodate Project traffic, including trucks. As such, no hazardous design features would be part of the Project’s 

roadway improvements.  
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Project traffic would be distributed throughout the site. Truck traffic would be primarily distributed to and from the 

access driveways along State Street and the main access driveway at Ramona Avenue/Dale Street, with a small 

percentage of truck traffic assigned to the remaining driveways based on the layout of the proposed Project land 

uses. Passenger vehicle traffic would be primarily distributed to and from the main access driveway, with a small 

percentage distributed to the remaining driveways. Based on the findings in the TIA (Appendix G), all main driveways 

are anticipated to operate within the City’s acceptable LOS standards which indicates that the driveways have the 

capacity to accommodate Project vehicles. On-site circulation would be facilitated at Project driveways and would 

not be expected to cause excessive delays and congestion for vehicles entering or exiting the Project site. Sufficient 

throat distance is available along the drive aisle at this driveway to accommodate approximately 550 feet of queuing 

between Mission Boulevard and the proposed 3rd Street extension. As one vehicle is routed out of the Project site 

at this driveway during the morning peak hour, queuing would be negligible, and limited to one vehicle length. 

Therefore, impacts associated with hazardous design features in conjunction with the implementation of 

improvements would be less than significant.  

Project generated traffic would travel along arterials and major roadways to access the site, including Monte Vista 

Avenue, Central Avenue, Indian Hill Boulevard, Ramona Avenue, Reservoir Street, Mission Boulevard, Holt 

Boulevard, 3rd Street, and State Street. Most of these roadways are also City-designated truck routes. The 

introduction of Project-related truck trips would not be considered an incompatible use in the study area. Therefore, 

based on the above analysis, impacts related to hazardous conditions would be less than significant. (Draft EIR, pp. 

4.10-18 through 4.10-19.) 

2.4.16.4 Emergency Access 

Threshold: Would the Project result in inadequate emergency access?  

Finding: Less than significant.  

Explanation: The Project has 13 access driveways and in the event of an emergency all the driveways would enable 

vehicles to enter/exit the Project site. All streets improvements will be designed with adequate width, turning radius, 

and grade to facilitate access by City’s firefighting apparatus, and to provide alternative emergency ingress and egress. 

The site plan would be subject to plan review by the City’s Fire Department to ensure proper access for fire and 

emergency response is provided and required fire suppression features are included. Therefore, the Project’s impact 

due to inadequate emergency access would be less than significant. (Draft EIR, p. 4.10-19.) 

2.4.17 Tribal Cultural Resources 

2.4.17.1 Tribal Cultural Resources 

Threshold: Would the Project 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 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)? 

Finding: Less than significant. 



FINDINGS OF FACT AND STATEMENT OF OVERRIDING CONSIDERATIONS 

MISSION BOULEVARD AND RAMONA AVENUE BUSINESS PARK PROJECT 

   12296 

 86 November 2022 
 

Explanation: As part of the Historical Resources Technical Report, records of California Historical Resources 

Information System (CHRIS) and Sacred Lands File (SLF) were reviewed in January 2020. The CHRIS search 

included a review mapped prehistoric, historical, and built-environment resources; Department of Parks and 

Recreation site records; technical reports; archival resources; and ethnographic references. Additional consulted 

sources include historical maps of the Project site, the NRHP, the CRHR, the California Historic Property Data File, 

the lists of California State Historical Landmarks, California Points of Historical Interest, and the Archaeological 

Determinations of Eligibility. No previously recorded TCRs listed in the CRHR, SLF, or a local register were identified 

within the Project site. Further, no TCRs have been identified by California Native American tribes as part of the 

City’s AB 52 and SB 18 notification and consultation process. Impacts are considered less than significant. No 

mitigation is required. (Draft EIR, p. 4.11-13.) 

2.4.18 Utilities and Service Systems 

2.4.18.1 Wastewater Treatment Requirements  

Threshold: Would the Project require or result in the relocation or construction of new or expanded water, 

wastewater treatment or storm water drainage, electric power, natural gas, or telecommunications facilities, the 

construction or relocation of which could cause significant environmental effects?   

Finding: Less than significant. 

Explanation:  

Water Conveyance and Treatment Facilities  

The water conveyance facilities in the Project area are adequately sized to accommodate the Project and would not 

require the installation or expansion of off-site facilities beyond those described above. With regard to water 

treatment facilities, as discussed below, the Project’s water demand would not result in or require new or expanded 

water supplies beyond those that are anticipated within the Monte Vista Water District 2015 and 2020 UWMPs. As 

such, implementation of the Project would not result in the need to expand water treatment facilities. Therefore, 

impacts associated with water treatment facilities would be less than significant.  

Wastewater Conveyance and Treatment Facilities 

The wastewater conveyance facilities in the Project area are adequately sized to accommodate the Project and would 

not require the installation or expansion of off-site facilities beyond those described above. With regard to wastewater 

treatment facilities, as discussed in below, the Project would generate a nominal amount of wastewater in the context 

of the available capacity of IEUA wastewater treatment facilities Based on the remaining treatment capacity, impacts 

associated with wastewater conveyance and treatment facilities would be less than significant.  

Stormwater Drainage Facilities 

The Project’s stormwater system would contribute a similar amount of stormwater to the storm drain in Mission 

Boulevard (and subsequently San Antonio Creek) when compared to the existing conditions, as determined in the 

Preliminary Hydrology. According to the Preliminary Hydrology Report, the existing public storm drain system is 



FINDINGS OF FACT AND STATEMENT OF OVERRIDING CONSIDERATIONS 

MISSION BOULEVARD AND RAMONA AVENUE BUSINESS PARK PROJECT 

   12296 

 87 November 2022 
 

adequately sized to accommodate stormwater flows from the Project. Therefore, impacts associated with 

stormwater drainage facilities would be less than significant.  

Electric Power  

Electrical power service would be provided to the Project site via the existing 12 kV electrical lines surrounding the 

Project site. These electrical lines are part of the Kadota circuit, which emanate from the Francis Substation, located 

southwest of the Project site near the intersection of Francis Avenue and East End Avenue (SCE 2021). The Francis 

Substation is part of the Chino 220-kV/66-kV distribution system and transforms an incoming 220-kilovolt (kV) 

electrical current into a 12-kV current, which is distributed to the substation’s end users (including the Project site) 

via a network of underground and aboveground electrical lines. The Francis Substation has a total generation 

capacity of 32.52 megawatts (MW), and currently generates 11.91 MW. According to SCE’s Integration Capacity 

Analysis Portal, the Kadota circuit has a moderate integration capacity, meaning that some level of development 

can be accommodated prior to distribution upgrades being required (SCE 2021). Given the available capacity at 

the Francis Substation and within the Kadota circuit, these existing facilities can adequately serve the Project site 

without the need for additional off-site improvements. Impacts would be less than significant.  

Natural Gas  

The Project would involve lateral connections to the existing gas lines within Ramona Avenue, State Street, Mission 

Boulevard, and Third Street. These facilities are adequately sized and would not require the installation or expansion 

of off-site facilities beyond those described above. Impacts would be less than significant. 

Telecommunications 

The Project would involve lateral connections to the existing telecommunication facilities within State Street, 

Ramona Avenue, and Mission Boulevard. These facilities are adequately sized and would not require the installation 

or expansion of off-site facilities beyond those described above. Impacts would be less than significant. (Draft EIR, 

pp. 4.12-14 through 4.12-15.) 

2.4.18.2 Water Supplies  

Threshold: Would the Project have sufficient water supplies available to serve the project and reasonably 

foreseeable future development during normal, dry and multiple dry years?  

Finding: Less than significant. 

Explanation: Implementation of the Project would result in the construction of an eight-building business park with 

associated office spaces, surface parking, and loading areas. According to water demand rates for industrial uses14 

within Monte Vista Water District, industrial land uses have an average water demand of 0.65 acre-feet of water 

 
14 Monte Vista Water District does not have specific water demand rates for warehousing and distribution uses and considers these 

uses as part of the “industrial” category. Generally, warehousing and distribution uses typically result in less water demand than 

other industrial uses, such as manufacturing, considering that warehousing and distribution uses do not typically have processes 

that require significant amounts of water use. As such, the application of the industrial rate to the Project may result in a 

conservative overestimation of the Project’s water use.  



FINDINGS OF FACT AND STATEMENT OF OVERRIDING CONSIDERATIONS 

MISSION BOULEVARD AND RAMONA AVENUE BUSINESS PARK PROJECT 

   12296 

 88 November 2022 
 

per year (AFY) per acre (MVWD 201615). Given that the Project would be developed on an approximately 26.2-acre 

(net) site, the Project’s estimated water demand is approximately 17.03 AFY, as shown in Table 4.12-3 of the Draft 

EIR.  

The 2015 and 2020 Monte Vista Water District UWMPs have planned for growth within its service area through 

their planning horizons (i.e., 20 years). As an urban water supplier, MVWD is required to assess the reliability of its 

water supply service under a multiple-dry-year scenario. Based on historical extraction and estimated population 

growth rates, the projected water supply and demand for the single- and multiple-dry-year scenarios were calculated 

for the 2015 and 2020 UWMPs. Monte Vista Water District anticipates that has sufficient water supply to meet 

current and projected water demands through 2045 during normal-, historic single-dry-, and historic multiple-dry-

year periods. These projections are based on a land use-based demand model that accounts for a variety of factors, 

including the land use plans of jurisdictions within MVWD’s service area. While the Project would involve a General 

Plan Land Use change from General Commercial to Limited Manufacturing and Industrial Park, this change would 

actually result in a reduction in the water use assumed for the Project site in MVWD’s long-term water planning 

efforts. This is because according to MVWD’s Land Use Based Demand Model, commercial land uses require more 

three times more water than industrial uses. Given that MVWD has adequate existing supplies to serve the Project 

under normal-, historic single-dry-, and historic multiple-dry-year periods, the Project’s impact to water supply would 

be less than significant. (Draft EIR, p 4.12-15.) 

2.4.18.3 Wastewater Capacity 

Threshold: Would 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?  

Finding: Less than significant. 

Explanation: Wastewater generated by the Project would be treated by the IEUA’s CCWRF or RP-1, which collectively 

have the capacity to treat 55.4 mgd of wastewater and treats, on average, 27.4 mgd of wastewater. Project 

operations are conservatively estimated to generate approximately 9,882 gallons per day, or 0.0098 mgd. (The 

Project’s wastewater demand mirrors the water demand for Project operations and is conservative because Project 

operations include water use for landscape irrigation, which does not flow into the sewer system or require 

wastewater treatment). Projected wastewater from the Project would represent approximately 0.04% of the 

remaining capacity of the IEUA treatment facilities. Given the remaining capacity of IEUA treatment facilities, the 

IEUA would be able to accommodate the Project’s contribution of 0.0098 mgd of wastewater. Therefore, impacts 

associated with wastewater treatment capacity would be less than significant. (Draft EIR, p. 4.12-16.) 

 
15 Water demand rates are provided in the 2015 UWMP and are based on the IEUA Land Use Based Demand Model. The 2020 

UWMP relied on these same water demand rates (MVWD 2021b).  
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2.4.18.4 Solid Waste  

Threshold: Would the Project 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?  

Finding: Less than significant. 

Explanation: 

Construction 

Based on a review of the current structures located on the site, demolition activities are anticipated to generate 

approximately 22,806 tons of demolition materials. Waste also would be generated by the construction process, 

primarily consisting of discarded materials and packaging. Based on a proposed building area of 513,295 square 

feet and a construction waste generation factor of 4.34 pounds per square foot (EPA 2009), approximately 559.5 

tons of waste would be generated over the course of the Project’s construction phase ([513,295 sq. ft. × 4.34 

pounds/square foot] ÷ 2,000 pounds/ton = 1,114 tons). In total, the Project would generate 23,920 tons of waste 

during construction (22,806 tons of demolition debris + 1,114 tons of construction waste = 23,920 tons). 

As mentioned above, CALGreen requires that a minimum of 65% of all solid waste be diverted from landfills (by 

recycling, reusing, and other waste reduction strategies) consistent with the State’s solid waste reduction goals; 

therefore, approximately 15,548 tons of construction waste would be diverted (23,920 tons × 65% = 15,548 tons). 

The remaining 8,372 tons of construction and demolition materials (23,920 tons × 35% = 8,372 tons) that is 

currently not required to be recycled, would either be disposed of or voluntarily recycled at a solid waste facility with 

available capacity. 

The Project’s demolition debris would be hauled from the site over the course of the Project’s demolition and site 

preparation phases, which would last approximately 2.5 months (50 working days). This would correspond to 

approximately 159.642 tons of demolition waste per day of construction activity. The Project’s building construction 

would occur over a period of approximately 20 months (400 working days), which corresponds to approximately 

0.97 tons of construction waste being generated per day of construction activity. As previously described, the San 

Timoteo Landfill is the only landfill in San Bernardino County to accept inert solid waste, has a daily maximum 

permitted throughput of 2,000 tons/day, has a remaining capacity of 12,360,396 cubic yards, and is expected to 

remain open for another 18 years (CalRecycle 2021). In 2020, San Timoteo Landfill received an average of 934 

tons per day, and the maximum daily tonnage received throughout the year was 2,733 tons during a high wind day 

when Mid-Valley was closed. Given that San Timoteo Landfill has an average excess capacity of 1,066 tons per day 

(and at no point in 2020 had a capacity below 277 tons per day), the Project’s daily peak demolition and 

construction waste delivery of 159.64 tons could be received by San Timoteo Landfill. Therefore, Project demolition 

and construction would not 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. Impacts during 

construction would be less than significant. No mitigation is required.  

Operation 

Once operational, the Project would produce solid waste on a regular basis associated with operation and 

maintenance activities. Using CalEEMod waste generation factors for the Industrial Park and Warehouse uses, the 
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Project would generate approximately 549 tons of solid waste per year, or 1.5 tons per day. A minimum of 50% of 

all solid waste would be required to be recycled pursuant to AB 939, consistent with the State’s solid waste 

reduction goals; therefore, the Project would generate approximately 0.75 tons per day of solid waste requiring 

disposal at a landfill. 

The Burrtec Waste Industries provides solid waste collection and disposal within the City. Waste would likely be 

hauled to the nearest landfills, which includes the Mid-Valley and San Timoteo Sanitary Landfills. The Mid-Valley 

Landfill has a permitted throughput of 7,500 tons/day and is expected to remain open for another 24 years. The 

increase of waste generated by the Project during operations would represent approximately 0.01% of the total 

daily capacity of permitted at the landfill. In addition, the San Timoteo Sanitary Landfill, which has a maximum 

permitted throughput of 2,000 tons/day, is expected to remain open for another 18 years. The net increase in 

waste generated by the Project during operations would represent approximately 0.03% of the available daily 

capacity at the landfill. 

Once the Mid-Valley and San Timoteo Sanitary Landfills reach capacity, additional landfills and strategies would be 

identified, so that disposal needs continue to be met. Further, there are landfills within the County with up to 51 

years of remaining life. For example, the Barstow Sanitary Landfill is expected to remain open for another 50 years, 

and the Landers Sanitary Landfill is expected to remain open another 51 years (CalRecycle 2021). As such, in the 

event of the closure of the Mid-Valley and San Timoteo Sanitary Landfills, other landfills in the region would be able 

to accommodate solid waste from the Project, and regional planning efforts would ensure continued landfill capacity 

in the foreseeable future. Therefore, the Project would not 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. 

Impacts during operation would be less than significant. No mitigation is required. 

Nevertheless, mitigation measure MM-GHG-2 would further reduce impacts related to solid waste. As required in 

MM-GHG-2, the proposed Project would be required to provide storage areas for recyclables and green waste in 

new construction, and food waste storage, if a pick-up service is available, as well as evaluate the potential for on-

site composting. (Draft EIR, pp. 4.12-16 through 4.12-18.) 

2.4.18.5 Solid Waste Laws  

Threshold: Will the Project comply with federal, state, and local statutes and regulations related to solid waste?   

Finding: Less than significant. 

Explanation: Solid waste from the Project would be transported to either the Mid-Valley Sanitary Landfill or the San 

Timoteo Sanitary Landfill. These facilities are regulated under federal, state, and local laws. Additionally, the City of 

Montclair is required to comply with the solid waste reduction and diversion requirements set forth in AB 939, AB 

341, AB 1327, and AB 1826. Per AB 341, businesses that generate 4 cubic yards or more of organic waste per 

week are required to arrange for organic waste recycling services. In addition, as preciously described, waste 

diversion and reduction during Project construction and operations would be completed in accordance with 

CALGreen standards and City diversion standards. As a result, the Project would comply with federal, state, and 

local management and reduction statutes and regulations related to solid waste and impacts would be considered 

less than significant. No mitigation is required. (Draft EIR, p. 4.12-18.) 
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2.4.19 Wildfire 

2.4.19.1 Response Plans  

Threshold: If located in or near state responsibility areas or lands classified as very high fire hazard severity zones, 

would the Project substantially impair an adopted emergency response plan or emergency evacuation plan?  

Finding: No impact. 

Explanation: The Project site is not located within a Fire Hazard Severity Zone or a Very High Fire Hazard Severity 

Zone according to the Local Responsibility and State Responsibility Area maps by CAL FIRE (CAL FIRE 2008; CAL 

FIRE 2007). In addition, the Project site is currently developed and located within a developed portion of the City of 

Montclair. The Project would not significantly affect emergency response or evaluation activities and the Project 

would not conflict with or impair implementation of the City’s Emergency Operations Plan. As such, the Project would 

not expose people or structures to significant risk involving wildland fires, exacerbate wildfire risks, or otherwise 

result in wildfire-related impacts. Therefore, no impacts associated with wildfire would occur. (Draft EIR, p. 5-20.) 

2.4.19.2 Pollutant Concentrations  

Threshold: Due to slope, prevailing winds, and other factors, would the Project exacerbate wildfire risks, and 

thereby expose project occupants to, pollutant concentrations from a wildfire or the uncontrolled spread of wildfire?   

Finding: No impact. 

Explanation: The Project site is not located within a Fire Hazard Severity Zone or a Very High Fire Hazard Severity 

Zone according to the Local Responsibility and State Responsibility Area maps by CAL FIRE (CAL FIRE 2008; CAL 

FIRE 2007). In addition, the Project site is currently developed and located within a developed portion of the City of 

Montclair. Further, the Project site contains only limited amounts of ornamental vegetation associated with existing 

landscaping and does not contain extensive amounts of vegetation or wildland fuel. Therefore, it is not anticipated 

that the Project, due to slope, prevailing winds, and other factors, would exacerbate wildfire risks or expose Project 

occupants to pollutant concentrations from a wildfire or the uncontrolled spread of a wildfire. Thus, the Project 

would not expose people or structures to significant risk involving wildland fires, exacerbate wildfire risks, or 

otherwise result in wildfire-related impacts. Therefore, no impacts associated with wildfire would occur. (Draft EIR, 

p. 5-20.) 

2.4.19.3 Infrastructure Risks  

Threshold: Would the Project require the installation or maintenance of associated infrastructure (such a 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?  

Finding: No impact. 

Explanation: The Project site is not located within a Fire Hazard Severity Zone or a Very High Fire Hazard Severity 

Zone according to the Local Responsibility and State Responsibility Area maps by CAL FIRE (CAL FIRE 2008; CAL 
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FIRE 2007). In addition, the Project site is currently developed and located within a developed portion of the City of 

Montclair. The Project would construct surface parking lots, new internal circulation roadways, and infrastructure 

for the proposed development. It is not anticipated that installation or maintenance of internal driveways would 

exacerbate fire risk, since the driveways would be surrounded by developed land on all sides. Further, the Project 

site is located in a predominantly developed area and would connect to existing utilities. The Project would not 

require installation or maintenance of other associated infrastructure such as fuel breaks, power lines, or other 

utilities that would exacerbate fire risk. As such, the Project would not expose people or structures to significant 

risk involving wildland fires, exacerbate wildfire risks, or otherwise result in wildfire-related impacts. Therefore, no 

impacts associated with wildfire would occur. (Draft EIR, pp. 5-20 through 5-21.) 

2.4.19.4 Runoff Risks  

Threshold: Would the project expose people or structures to significant risks, including downslope or downstream 

flooding or landslides, as a result of runoff, post-fire slope instability, or drainage changes ?  

Finding: No impact. 

Explanation: The Project site is not located within a Fire Hazard Severity Zone or a Very High Fire Hazard Severity 

Zone according to the Local Responsibility and State Responsibility Area maps by CAL FIRE (CAL FIRE 2008; CAL 

FIRE 2007). As discussed previously, the Project would not result in significant risks associated with flooding, 

landslides, runoff, or drainage changes, and the Project does not propose the use of fire (such as for a controlled 

vegetation burn) that would result in post-fire slope instability. Further, the Project site is located within a developed 

portion of the City of Montclair that is not susceptible to wildland fires, given its considerable distance from open, 

natural areas. Thus, the Project would not expose people or structures to significant risk involving wildland fires, 

exacerbate wildfire risks, or otherwise result in wildfire-related impacts. Therefore, no impacts associated with 

wildfire would occur. (Draft EIR, p. 5-21.) 
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3 Cumulative Impacts 

Regarding the Project’s potential to result in cumulative impacts, the City hereby finds as follows: 

3.1 Aesthetics  

As discussed above, the Project would not impact scenic vistas, State Scenic Highway, and the existing Project site 

contains sources of artificial nighttime light. Additionally, the proposed Project is consistent with applicable 

regulations, plans, and policies regarding scenic quality. All future development within the City would be required 

to conform to the regulations set forth by the City. The Project would not combine with other projects to result in 

significant cumulative impacts associated with aesthetics. Conformance to these regulations would ensure that 

scenic quality is appropriately protected and preserved, and therefore, implementation of the proposed Project 

would result in no cumulative impact on aesthetics. (Draft EIR, pp. 5-2 through 5-3.) 

3.2 Agriculture and Forestry Resources 

As the Project site and surrounding area do not include nor are adjacent to farmland or forest resources and are zoned 

for urban uses, the Project would not combine with other projects to result in significant impacts associated agriculture 

and forestry resources. The Project would have no cumulative impact on agricultural and forestry resources. (Draft EIR, 

p. 5-4.) 

3.3 Air Quality  

Regional air pollution by nature is largely a cumulative impact. The nonattainment status of regional pollutants is a 

result of past and present development, and the SCAQMD develops and implements plans for future attainment of 

ambient air quality standards. In addition to the SCAQMD efforts, CARB has comprehensive regulatory programs in 

place for new and existing sources of air pollution. Local policies, such as land use decisions that involve siting, 

zoning, and permitting actions, in conjunction with air agency efforts have the potential to greatly enhance the 

effectiveness of these programs by addressing cumulative impacts in local areas. Project-specific emissions 

associated with implementation of the Project could result in regional and localized impacts. Regional pollutants 

such as O3 and PM2.5 are derived from complex interactions of emissions from many sources. In contrast, localized, 

or near-source, pollutants such as SO2 are mainly derived from a single source or group of sources. Cumulative air 

quality impacts are the effect of long-term emissions of the Project plus any existing emissions at the same location, 

as well as the effect of long-term emissions of reasonably foreseeable similar projects, on the Projected regional 

air quality or localized air pollution in the SCAB and surrounding areas. Accordingly, impacts can be localized or far-

reaching and the geographic scope of air quality impacts varies based on the type of emission source. 

Based on the cumulative nature of air pollution and the various mechanisms in place to reduce cumulative air 

pollutant emissions, Project-level thresholds of significance for criteria pollutants, as analyzed above, are relevant 

in the determination of whether the Project’s individual emissions would have a cumulatively significant impact on 

air quality. This approach is supported by the SCAQMD which indicates that if a project’s emissions would exceed 

the SCAQMD significance thresholds, it would be considered to have a cumulatively considerable contribution; 
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conversely, projects that do not exceed the Project-specific thresholds are generally not considered to be 

cumulatively significant.16 

This section provides an analysis of cumulative impacts from construction and operation of the Project and other 

past, present, and reasonably foreseeable future projects, as required by Section 15130 of the State CEQA 

Guidelines.  

Construction-Related Cumulative Impacts 

Construction of the Project would not exceed the SCAQMD mass daily emission-based construction thresholds with 

the incorporation of MM-AQ-2. In addition, as discussed above, construction of the Project would not exceed the 

SCAQMD’s LST threshold. The Project’s short-term construction-related TAC emissions would be less than significant 

with incorporation of MM-AQ-2. It is reasonable to assume that construction emissions of the related projects would 

be limited by applicable SCAQMD thresholds and rules. Therefore, because of the less than significant amount of 

Project-related emissions relative to significance thresholds, and because of compliance with SCAQMD rules, 

Project-generated construction emissions would not be cumulatively considerable. Regarding odors, no significant 

construction-related odors are anticipated, and the Project’s cumulative odor impact would not be cumulatively 

considerable. (Draft EIR, pp. 4.1-47 through 4.1-48.) 

Operation-Related Cumulative Impacts 

The analysis for operational health risk impacts would be less than significant with mitigation. MM-AQ-4, MM-AQ-5, 

and MM-AQ-7 were included in the calculation of mitigation for operational impacts. Mitigation measures MM-AQ-3 

and MM-AQ-6 do not have reliable quantifiable methodologies for reducing DPM emissions and thus, were not 

included in the mitigated emissions. Although mitigation measures MM-AQ-3 and MM-AQ-6 were not quantified, 

they will result in a reduction in TAC emissions from the Project in and around the Project site. 

The Project is not anticipated to generate nuisance operational odors; therefore, the Project would result in a less 

than cumulatively considerable operational odor impact. (Draft EIR, pp. 4.1-47 through 4.1-48.) 

Operation-Related Cumulative Impacts 

As discussed above, the Project requires implementation of MM-AQ-1 because it would conflict with the SCAQMD 

2016 AQMP, which addresses the cumulative emissions in the SCAB. Because the SCAQMD air quality plans 

consider the cumulative emissions of existing and projected development, it may be concluded that a project is not 

in conformance with the applicable air quality plan and has a direct air quality impact would also have a cumulative 

regional air quality impact. Therefore, even with incorporation of the mitigation identified in this Draft EIR, the Project 

would still conflict with the 2016 Air Quality Management Plan, and impacts would be significant and unavoidable. 

As discussed above, the Project would result in less than significant long-term operational air quality impacts for all 

criteria pollutants, with the exception of NOx. Mitigation measures MM-AQ-4, MM-AQ-5, and MM-AQ-7 were included 

in the calculation for mitigation of operational NOx emissions. Mitigation measures MM-AQ-3 and MM-AQ-6 do not 

have reliable quantifiable methodologies for reducing criteria air pollutants and thus, were not included in the 

 
16  SCAQMD. 2003a. White Paper on Potential Control Strategies to Address Cumulative Impacts from Air Pollution. August 2003. 

http://www.aqmd.gov/docs/default-source/Agendas/Environmental-Justice/cumulative-impacts-working-group/cumulative-

impacts-white-paper.pdf?sfvrsn=2. 
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mitigated emissions. Although mitigation measures MM-AQ-3 and MM-AQ-6 were not quantified, they will result in 

a reduction in criteria air pollutants from the Project in and around the Project site. Even with mitigation, the 

emissions of NOx would exceed applicable thresholds of significance and impacts would be significant and 

unavoidable. Therefore, the proposed Project would result in a cumulatively considerable net increase of NOx, for 

which the Project region is non-attainment under an applicable national or California ambient air quality standard, 

and cumulative impacts would also be significant and unavoidable. (Draft EIR, pp. 4.1-47 through 4.1-48.) 

3.4 Biological Resources 

As currently designed, the proposed Project may only result in a potential impact to nesting birds if Project 

construction and vegetation removal occur during the nesting season. MM-BIO-1 would reduce potential impacts 

to nesting birds through breeding season avoidance, pre-construction surveys, buffers, and monitoring during 

construction. With implementation of MM-BIO-1 any potential Project-related impacts to biological resources will be 

reduced to a less than significant level on a Project-level scale. The Project is located in an existing developed area, 

surrounded by development, and will not result in the removal of any native habitats or natural resources. Impacts 

related to nesting birds would be mitigated, as would any other project in the cumulatively scope. Therefore, the 

Project would not contribute to a cumulatively considerable impact on biological resources and construction of the 

proposed Project would be considered cumulatively less than significant with mitigation. (Draft EIR, p. 4.2-14.) 

3.5 Cultural Resources  

Cumulative impacts on cultural resources consider whether impacts of the proposed Project together with other 

related projects identified within the vicinity of the Project site, when taken as a whole, substantially diminish the 

number of historic or archaeological resources within the same or similar context or property type. Cumulative 

impacts on cultural resources consider whether impacts of the proposed Project together with other related 

projects, when taken as a whole, substantially diminish the number of historical or archaeological resources within 

the same or similar context or property type. However, impacts to cultural resources, if any exist, tend to be site-

specific. 

As discussed above in this section, there are no known historical or archaeological resources within the Project site 

and as such, the Project site is not part of an existing or known grouping or district of historical or archaeological 

that would be impacted as part of the cumulative impacts of other projects.  

The CHRIS record search has not identified any previously identified cultural resources within a 1-mile record search 

radius and no cultural resources immediately adjacent to the Project site. The proposed Project was determined to 

have less than significant direct and indirect impacts on historic resources. Therefore, the proposed Project would 

not result in any cumulatively considerable impacts to historic resources. 

For archaeological resources, cumulative projects may require extensive excavation in culturally sensitive areas, 

and thus, may result in adverse effects to known or previously unknown, inadvertently discovered archaeological 

resources. There is the potential for accidental discovery of other archaeological resources by the Project as well 

as by cumulative projects. Because all significant cultural resources are unique and non-renewable, all adverse 

effects or negative impacts contribute to a dwindling resource base. Through implementation of MM-CUL-1, MM-

CUL-2, as well as MM-TCR-1, and MM-TCR-2, the Project-level impact to archaeological resources would be reduced 

to less than significant.  
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Other individual projects occurring in the vicinity of the Project site would also be subject to the same requirements 

of CEQA as the Project and any impacts to cultural resources would be mitigated, as applicable. These 

determinations would be made on a case-by-case basis, and the effects of cumulative development on historical 

and archaeological resources would be mitigated to the extent feasible in accordance with CEQA and other 

applicable legal requirements. Therefore, impacts on archaeological resources would not be cumulatively 

considerable with mitigation incorporated (MM-CUL-1 and MM-CUL-2).  

The Project was determined to have less-than-significant direct impacts on human remains. Existing regulations are 

adequate to address the potential for impacts due to the inadvertent discovery of human remains on the Project 

site. Other individual projects occurring in the vicinity of the Project site would also be subject to the same state 

requirements to contact appropriate agencies and coordinate with the County Coroner. Therefore, the Project would 

not result in any cumulatively considerable impacts related to human remains. 

The Project would not contribute to any potential cumulative impacts, and cumulative impacts to historical or 

cultural resources after mitigation is implemented, are considered less than significant. No further mitigation is 

required. Therefore, the proposed Project will not have a cumulatively considerable impact on cultural resources 

with mitigation incorporated. (Draft EIR, p. 4.3-19.) 

3.6 Energy  

The Project would not result in wasteful, inefficient, or unnecessary use of energy. Cumulative projects that could 

exacerbate the Project’s impacts include any projects that could result in wasteful, inefficient, or unnecessary use 

of energy. However, cumulative projects would be required by the Community Development Department, to conform 

to current state and local energy conservation standards, including the state building code. As a result, the Project, 

in combination with other reasonably foreseeable projects, would not cause a wasteful use of energy or other non-

renewable natural resources. Additionally, the Project would also incorporate mitigation measure MM-AQ-2 through 

MM-AQ-7 to reduce the Project’s air quality impacts. These mitigation measures would have the added benefit of 

decreasing the Project’s energy use, further reducing already less than significant impacts. Therefore, the energy 

demand and use associated with the Project and cumulative projects would not substantially contribute to a 

cumulative impact on existing or proposed energy supplies or resources and would not cause a significant 

cumulative impact on energy resources. (Draft EIR, pp. 4.4-14 through 4.4-15.) 

3.7 Geological and Soils  

With regard to cumulative impacts on paleontological resources, the City and surrounding area are overlain by Late 

Quaternary deposits are generally considered to be too young geologically to contain significant nonrenewable 

paleontological resources (i.e., fossils) and are typically assigned a low paleontological sensitivity. Thus, based on 

the lack of paleontological sensitivity in the area, the Project and other cumulative projects are unlikely to result in 

the destruction of a unique paleontological resource or site. This possibility would be even further reduced with 

implementation of MM-GEO-1, which would ensure the proper treatment of paleontological resources if discovered 

on the Project site. 

Other individual projects occurring in the vicinity of the Project site would also be subject to the same requirements 

of CEQA as the Project and any impacts to paleontological resources would be mitigated, as applicable. These 

determinations would be made on a case-by-case basis, and the effects of cumulative development on 
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paleontological resources would be mitigated to the extent feasible in accordance with CEQA and other applicable 

legal requirements. Therefore, impacts on paleontological resources would not be cumulatively considerable with 

mitigation incorporated (MM-GEO-1).  

The Project would not contribute to any potential cumulative impacts, and cumulative impacts to geological or 

paleontological resources after mitigation is implemented, are considered less than significant. No further 

mitigation is required. Therefore, the proposed Project will not have a cumulatively considerable impact on 

geological or paleontological resources with mitigation incorporated. (Draft EIR, p. 4.5-3.) 

3.8 Greenhouse Gas Emissions 

The Project would emit GHGs that would contribute to increased accumulation of GHGs from more than one project and 

many sources in the atmosphere that may result in global climate change. An individual project’s GHG emissions typically 

would be very small in comparison to state or global GHG emissions. Due to the complex physical, chemical, and 

atmospheric mechanisms involved in global climate change and the nature of the issue, a project’s GHG emissions and 

the resulting significance of potential impacts are assessed on a cumulative basis. The thresholds developed by SCAQMD 

consider the cumulative development and the ability for the air basin to meet the required emissions reductions.  

The Project would generate GHG emissions that may have a significant impact on the environment. Operation and 

amortized construction of the Project would generate 14,487 MT CO2e of GHG per year, which would exceed the 

SCAQMD threshold of 3,000 MT CO2e per year, which is the SCAQMD’s recommended non-industrial project 

quantitative threshold for determining whether a project’s GHG emissions would have a significant impact on the 

environment. Even with incorporation of the mitigation identified below, the Project’s annual GHG emissions would 

still exceed the threshold of 3,000 MT CO2e per year, and impacts would be significant and unavoidable. 

The Project would conflict with the applicable air quality management plans adopted for the purpose of reducing 

the emissions of GHG as well as exceed the threshold of 3,000 MT CO2e per year. As such, the Project would 

generate GHG emissions that may interfere with the implementation of GHG reduction goals for 2030 and 2050 

and impacts would be significant and unavoidable. Therefore, the project would have a cumulatively considerable 

impact on GHG emissions. (Draft EIR, pp. 4.6-36 through 4.6-37.) 

3.9 Hazards and Hazardous Materials Impacts  

For cumulative analysis, the hazardous materials geographic scope is generally restricted to the area immediately 

surrounding the Project site as the potential for risk is limited to the area immediately surrounding an affected 

hazardous material site or risk generator. However, other topics associated with human health and safety such as 

transportation of hazardous materials, can expand through the surrounding region.  

There are a variety of hazardous material and public health and safety issues that are relevant and applicable to 

the Project. Many potential impacts related to hazardous materials and public health and safety risks would be 

minimized due to compliance with federal, state, and local regulatory requirements. These legal requirements and 

regulations minimize potential for health and safety risks.  

Cumulative projects would also be subject to federal, state, and local regulations related to hazardous materials 

and other public health and safety issues. In a manner similar to the proposed Project, adherence to these 
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regulatory requirements would reduce incremental impacts associated with public exposure to health and safety 

hazards in each of the affected project areas. Additionally, most hazardous material and safety-related risks are 

localized, generally affecting a specific site and immediate surrounding area, thus minimizing the potential for an 

impact to combine with another project to create a cumulative scenario. 

Because cumulative projects would be fully regulated, thus reducing potential for public safety risks, cumulative 

impacts associated with exposure to hazards and hazardous materials would be less than significant. Through 

mitigation and compliance with regulatory requirements, the construction or operation of the proposed Project itself 

would not create significant human or environmental health or safety risks that could combine with other Project 

impacts to create a significant and cumulatively considerable impact. The quantities of hazardous materials that 

would be present during occupancy of the proposed Project are expected to be minimal and would consist likely of 

cleaning and maintenance products (paints, solvents, cleaning supplies, pesticides, and herbicides). 

Implementation of applicable hazardous materials management laws and regulations adopted at the federal, state, 

and local level would ensure cumulative impacts related to hazardous materials use remain less than significant.  

Hazardous materials incidents would typically be site-specific and would involve accidental spills or inadvertent 

releases. Associated health and safety risks generally would be limited to those individuals using the materials or 

to persons in the immediate vicinity of the materials. Thus, the Project’s contribution to increased use of hazardous 

materials and associated exposure risks would not be cumulatively considerable.  

For these reasons, the proposed Project would not result in cumulatively considerable impacts related to hazards 

and hazardous materials. (Draft EIR, pp. 4.7-17 through 4.7-18.) 

3.10 Hydrology and Water Quality 

All impacts related to hydrology and water quality would be less than significant. Cumulative projects would similarly 

be required to comply with the requirements outlined above, and would also be required to provide a Stormwater 

Quality Management Plan for operations and Stormwater Pollution Prevention Plan for construction. Therefore, the 

proposed Project would result in a less than significant contribution towards cumulative water quality impacts. It is 

also noted that cumulative projects would also be subject to federal, state, and local regulations concerning runoff 

flows and stormwater quality. In conclusion, the Project would have a less than significant contribution towards 

cumulative erosion and sedimentation impacts to the watershed. (Draft EIR, p. 5-14.) 

3.11 Land Use and Planning 

The proposed General Plan Amendment and Zone Change would allow for the development of the proposed eight-

building business park. Implementation of the Project’s proposed General Plan Amendment and Zone Change 

would eliminate any inconsistencies between the proposed land use and the site’s existing General Plan land use 

designation and zoning code, respectively. Presumably, as development occurs elsewhere throughout the City of 

Montclair and the larger San Bernardino County area, any proposal to change the underlying land use or 

development intensity for a specific property would similarly be resolved through an amendment to the applicable 

land use plan. Given that amendments to land use plans are discretionary in nature, any action involving an 

amendment would be subject to CEQA and reviewed on a case-by-case basis. Should any amendment result in a 

significant environmental effect, mitigation measures would be identified to reduce those impacts. Additionally, the 
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periodic and frequent nature of regional planning efforts such as updates to Connect SoCal Plan and AQMP allow 

for changes in land use to be integrated into a regional planning context, thereby accounting for ever-changing land 

use patterns. Given these factors, the Project would not result in any cumulatively considerable land use and 

planning conflicts in the context of compliance with applicable environmental plans, policies, and regulations 

beyond those identified in other Sections of this document. (Draft EIR, pp. 4.8-22 through 4.8-23.) 

3.12 Mineral Resources 

The Project is not within a designated mineral resource area. Therefore, the proposed Project would not contribute 

to a cumulatively considerable impact concerning mineral resources. The Project would have less than significant 

cumulative impacts to mineral resources. (Draft EIR, p. 5-15.) 

3.13 Noise  

Related projects considered in the cumulative scenario consist of those listed in Table 3-2, Cumulative Projects, 

depicted on Figure 3-7, Cumulative Project Locations in Section 3.2, Environmental Setting of this Draft EIR, and 

described in the Future Project Accounted For In The Year 2024 cumulative analysis conducted in the Project’s 

Transportation Impact Analysis (Appendix G of Draft EIR). The nearest related projects, identified as M2 and M3 in 

Table 3-2 and Figure 3-7, Cumulative Projects in Chapter 3 of this Draft EIR, are located approximately 1,000 feet 

(0.19 miles) northeast of the proposed Project site. The next-nearest related Project identified as M4 in Table 3-2, 

is located approximately 5,000 feet (0.95 miles) to the east. The other related projects are located approximately 

1.5 miles or more from the Project site. 

Noise in Excess of Standards 

The proposed Project and related projects would all be subject to applicable noise standards. The proposed Project would 

incorporate mitigation measures MM-NOI-1 and MM-NOI-2 to ensure compliance with applicable noise standards. With 

the incorporation of the mitigation measures, the proposed Project would not contribute to cumulative exceedances of 

noise standards, and its incremental effect is not cumulatively considerable.  

Temporary/Periodic Increases in Ambient Noise Levels 

The proposed Project would result in temporary noise increases during the approximately 27-month construction 

period. The proposed Project’s construction period would have the potential to overlap with the related projects’ 

construction periods. The nearest related projects, involving the construction of an office/industrial use project at 

Ramona and Holt (project M2) and a warehouse at 4651 Brooks Street (project M3), are located approximately 

0.19 miles northeast of the proposed Project site, with intervening numerous structures in between. The next 

nearest related project is located approximately 0.95 miles to the east, also with numerous structures in between. 

Due to the decrease in noise levels with distance and the presence of physical barriers, the related projects would 

not combine with the proposed Project to produce a cumulative noise effect during construction. Additionally, all 

projects would be required to comply with applicable local noise ordinances to limit noise hours during construction. 

The mitigation measures MM-NOI-1 and MM-NOI-2, along with the requirement to comply with the applicable noise 

regulations, would reduce the proposed Project’s incremental effect, ensuring that impacts are not cumulatively 

considerable.  



FINDINGS OF FACT AND STATEMENT OF OVERRIDING CONSIDERATIONS 

MISSION BOULEVARD AND RAMONA AVENUE BUSINESS PARK PROJECT 

   12296 

 100 November 2022 
 

Vibration 

Other foreseeable projects within the vicinity of the Project site would not be close enough to create a combined 

excessive generation of groundborne vibrations; the nearest such projects would be located approximately 0.19 

miles northeast of the Project site. Therefore, cumulative impacts associated with excessive groundborne vibrations 

are not cumulatively considerable.  

Permanent Increase in Ambient Noise Levels 

Stationary Sources. Noise generated from the proposed Project would include mechanical (HVAC) noise, as well as 

noise from employee parking areas and on-site truck loading dock areas. Compliance with the City’s municipal code 

would limit exposure to excessive nuisance noise. Similarly, the related projects would be required to comply with 

the noise standards applicable to the jurisdictions in which they would be located (the two nearest related projects 

would also be located withing the City of Montclair). Compliance with the City’s municipal code would reduce the 

proposed Project’s operational noise so that its incremental effect is not cumulatively considerable.  

Off-Site Traffic Noise 

The proposed Project and related projects would generate off-site traffic noise. When calculating future traffic 

impacts, the traffic data prepared by Dudek for the proposed Project included traffic from the related projects in 

the future year traffic volumes (Appendix G of Draft EIR). Recent pending and approved projects in the Project area 

were included in the traffic model. Thus, the future traffic results with and without the proposed Project already 

account for the cumulative impacts from the list of related projects contributing to traffic increases. As shown in 

Table 4.9-10, future with Project traffic noise levels would increase by 2 dBA or less compared to future without 

Project noise levels. Based upon the FICON guidance, traffic noise would not be substantially increased in the 

Project vicinity. As such, the incremental effect of the proposed Project on off-site traffic noise is not cumulatively 

considerable. (Draft EIR, pp. 4.9-21 through 4.9-22.) 

3.14 Population and Housing 

The Project would not generate a permanent increase in population within the Project areas, and the Project’s new 

282 employees is consistent with anticipated future employment projections within the City. Overall, the proposed 

project would not induce substantial unplanned population growth in the City, and would have a less than significant 

cumulative impact to population and housing. (Draft EIR, p. 5-17.) 

3.15 Public Services 

The Project would result in a decrease in calls for service to the Project site, would be developed in accordance with 

existing requirements, and would result in increased revenue available to public services, and impacts associated 

with public service facilities, equipment, and personnel would be less than significant. Cumulative 

development in the City will increase the structures, residents and employees requiring public services. With 

adherence to State and local law, and compliance with applicable fees as determined by the City Planning 

commission, impacts to public services would be reduced. Therefore, the proposed Project would not result in a 

cumulatively considerable impact to public services, and impacts would be less than significant. (Draft EIR, p. 5-

19.) 
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3.16 Recreation 

The Project would not increase the use of existing neighborhood parks or regional parks in the City and surrounding 

area. The Project does not propose any residential uses and would not directly or indirectly result in a substantial and 

unplanned increase in population growth within the Project area. Therefore, the Project would have no cumulative 

impact to recreation. (Draft EIR, p. 5-20.) 

3.17 Transportation 

The proposed Project would not conflict with any program, plan, ordinance, or policy addressing the circulation 

system, including transit, roadway, bicycle and pedestrian facilities; nor would the Project result in hazardous 

conditions or inadequate emergency access. The Project’s VMT impacts were analyzed under cumulative conditions 

(Year 2040), and impacts to VMT would be less than significant. Under cumulative conditions, no additional impacts 

are anticipated. (Draft EIR, p. 4.10-19.) 

3.18 Tribal Cultural Resources 

There are no known tribal cultural resources on the Project site and the area is considered to be of low potential to 

contain unanticipated cultural or tribal cultural resources. No archaeological resources have been documented by 

the SCCIC within the Project site. 

Other individual projects occurring in the vicinity of the Project site would also be subject to the same requirements 

of CEQA as the proposed Project and any impacts to tribal cultural resources would be mitigated, as applicable. 

These determinations would be made on a case-by-case basis, and the effects of cumulative development on tribal 

cultural resources would be mitigated to the extent feasible in accordance with CEQA and other applicable legal 

requirements. 

Therefore, impacts to tribal cultural resources would not be cumulatively considerable after the incorporation of 

MM TCR-1 and MM-TCR-2, as well as MM-CUL-1 and MM-CUL-2. (Draft EIR, p. 4.11-14.) 

3.19 Utilities and Service Systems 

The Project would require water, wastewater, and stormwater drainage services and infrastructure, electric power, 

natural gas, and telecommunication infrastructure, as well as solid waste disposal for building operation. 

Development of public utility infrastructure is part of an extensive planning process involving utility providers and 

jurisdictions with discretionary review authority, including the UWMP planning process. The coordination process 

associated with the preparation of infrastructure plans is intended to ensure that adequate public utility services 

and resources are available to serve both individual development projects and cumulative growth in the region. 

Each individual development project is subject to review for utility capacity to avoid unanticipated interruptions in 

service or inadequate supplies. Coordination with the utility providers would allow for the provision of utility services 

to development projects without interrupting or degrading services to existing customers. 
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The Project and other development projects are subject to connection and service fees to offset increased demand 

and assist in facility expansion and service improvements (at the time of need). Because the comprehensive utility 

and service planning and coordination activities described above would ensure that new development projects do 

not disrupt or degrade the provision of utility services, cumulatively considerable impacts to utilities and service 

systems would not occur. (Draft EIR, p. 4.12-18.) 

3.20 Wildfire 

The Project site is not located within a Fire Hazard Severity Zone or a Very High Fire Hazard Severity Zone. In 

addition, the Project site is currently developed and located within a developed portion of the City of Montclair that 

is not susceptible to wildland fires, given its considerable distance from open, natural areas. Therefore, the Project 

would have no cumulative impact related to wildfire. (Draft EIR, p. 5-21.) 
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4 Findings Regarding Significant and 

Irreversible Environmental Changes  

Sections 15126(c) and 15126.2(c) of the CEQA Guidelines, require that an EIR address any significant irreversible 

environmental changes that would occur should the project be implemented. Generally, a project would result in 

significant irreversible environmental changes if any of the following would occur: 

• The project would involve a large commitment of non-renewable resources; 

• The primary and secondary impacts of the project would generally commit future generations to similar 

uses; 

• The project involves uses in which irreversible damage could result from any potential environmental 

accidents; or 

• The proposed consumption of resources is not justified. 

4.1 Change in Land Use that Commits Future 

Generations to Similar Uses  

The Project site is currently used as a four-screen drive-in theatre located within an established industrial area of 

the City of Montclair. The site is presently designated by the City of Montclair’s General Plan as General Commercial 

and zoned as General Commercial (C3), Limited Manufacturing (M1), and Manufacturing Industrial (MIP) (City of 

Montclair 2013; City of Montclair 2018). Implementation of the Project would commit the Project site to an eight-

building industrial park. However, because the proposed Project is a redevelopment project within a fully developed 

and urbanized portion of the City, it would not commit future generations to new urban land uses. The replacement 

of underutilized buildings and surface parking would result in changes to the current land uses in a manner that is 

consistent with the City’s General Plan goals and policies (see Section 4.8, Land Use and Planning of the Draft EIR). 

Since the Project site is located near and adjacent to existing industrial uses, the Project would not result in land 

use changes that would commit future generations to uses that are not already prevalent in the Project area. 

4.2 Significant Irreversible Environmental Effects  

The Project site is currently used as a four-screen drive-in theatre located within an established industrial area of 

the City of Montclair. Implementation of the Project would commit the Project site to an eight-building industrial 

park. The land use proposed by the Project is compatible with the existing industrial land uses that are located 

west, north, and east of the Project site within the greater State Street industrial corridor. Residential land uses 

exist to the south of the Project across Mission Boulevard and legal non-conforming residential uses abut the Project 

site to the west and to the east, across Ramona Avenue. However, the Project would not result in any significant 

and unavoidable local/localized physical impacts to these receptors. Although the Project would result in 

unavoidable physical impacts to air quality and greenhouse gas emissions, these effects are significant due to their 

effect on the region, not their local impacts to receptors located near the Project site. Accordingly, the Project and 

its environmental effects would not compel or commit surrounding properties to land uses other than those that 

are existing today or those that are planned by the City of Montclair General Plan. For this reason, the Project would 

not result in significant, irreversible effects to nearby, off-site properties. 
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4.3 Irreversible Damage from Environmental Accidents  

Potential environmental accidents of concern include those events that would adversely affect the environment or 

public due to the type or quantity of materials released and the receptors exposed to that release. Demolition and 

construction activities associated with the Project would involve some risk of environmental accidents. However, 

these activities would be conducted in accordance with all applicable federal, state, and local regulations, and 

would follow professional industry standards for safety. Once operational, any materials associated with 

environmental accidents would comply with applicable federal, state, and local regulations, ensuing that any 

hazardous materials used on-site would be safely and appropriately handled to preclude any irreversible damage 

to the environment that could result if hazardous materials were released from the site. 

4.4 Large Commitment of Nonrenewable Resources  

Commitment of nonrenewable resources includes issues related to increased energy consumption, loss of 

agricultural lands, and lost access to mining reserves. There would be an irretrievable commitment of labor, capital, 

and materials used during construction and operation of the Project. Nonrenewable resources would primarily be 

committed in the form of fossil fuels such as fuel, oil, natural gas, and gasoline used by equipment associated with 

construction of the Project. Consumption of other non-renewable or slowly renewable resources would also occur. 

These resources would include lumber and other forest products, sand and gravel, asphalt, and metals such as 

steel, copper, and lead. 

To ensure that energy implications are considered in Project decisions, CEQA requires that EIRs include a discussion 

of the potential energy impacts of proposed projects, with particular emphasis on avoiding or reducing inefficient, 

wasteful, and unnecessary consumption of energy (Public Resources Code (PRC) Section 21100(b)(3)). Energy 

conservation implies that a project’s cost-effectiveness be reviewed not only in dollars but also in terms of energy 

requirements. For many projects, cost-effectiveness may be determined more by energy efficiency than by initial 

dollar costs. A lead agency may consider the extent to which an energy source serving the project has already 

undergone environmental review that adequately analyzed and mitigated the effects of energy production. 

Consistent with both PRC Section 21100(b)(3) and a ruling set forth by the court in California Clean Energy 

Committee v. City of Woodland, potentially significant energy implications of a project must be considered in an EIR 

to the extent relevant and applicable to the project. Accordingly, based on the energy consumption thresholds set 

forth in Appendix F and Appendix G of the CEQA Guidelines, the Project’s estimated energy demands (both short-

term construction and long-term operational demands) were evaluated (see Section 4.4., Energy, of this Draft EIR). 

The overall purpose of the energy analysis was to evaluate whether the Project would result in the wasteful, 

inefficient, or unnecessary consumption of energy. 

As further assessed in the energy analysis, for new development such as that proposed by the Project, compliance 

with California Title 24 energy efficiency requirements is considered demonstrable evidence of efficient use of 

energy. The Project would provide for and promote energy efficiencies beyond those required under other applicable 

federal and state standards and regulations, and in so doing would meet or exceed all Title 24 standards. (Draft 

EIR, pp. 6-2 through 6-4.) 
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5 Growth-Inducing Impacts  

Section 15126.2(e) of the State CEQA Guidelines requires a Draft EIR to discuss the ways the Project could foster 

economic or population growth or the construction of additional housing, directly or indirectly, in the surrounding 

environment. In accordance with State CEQA Guidelines Section 15126.2(e), a Project would be considered to have 

a growth-inducing effect if it would: 

• Directly or indirectly foster economic or population growth, or the construction of additional housing in the 

surrounding environment; 

• Remove obstacles to population growth (e.g., construction of an infrastructure expansion to allow for more 

construction in service areas); 

• Tax existing community service facilities, requiring the construction of new facilities that could cause 

significant environmental effects; or 

• Encourage and facilitate other activities that could significantly affect the environment, either individually 

or cumulatively. 

In addition, CEQA Guidelines that that growth inducement must not be assumed. 

The proposed Project would require a temporary construction workforce and a permanent operational workforce, 

both of which could potentially induce population growth in the Project area. The temporary workforce would be 

needed to construct the eight warehouse/distribution/ logistics buildings and associated improvements. The 

number of construction workers needed during any given period would largely depend on the specific stage of 

construction but would likely range between a few dozen workers to up to 254 on a daily basis. These short-term 

positions are anticipated to be filled primarily by construction workers who reside in the Project site’s vicinity; 

therefore, construction of the Project would not generate a permanent increase in population within the Project 

area. 

Because the future tenants are not yet known, the number of jobs that the Project would generate cannot be 

precisely determined. Thus, for the purposes of this analysis, employment estimates were calculated using average 

employment density factors reported by the Southern California Association of Governments (SCAG). SCAG reports 

that for every 2,111 square feet of industrial warehouse space in San Bernardino County, the median number of 

jobs supported is one employee (SCAG 2001). The Project would include 513,295 square feet of industrial space. 

As such, the estimated number of employees required for operation would be approximately 244 people. 

According to the SCAG Demographics & Growth Forecast (an appendix to the 2020–2045 RTP/SCS; SCAG 2020a), 

employment in the City of Montclair is anticipated to grow from 19,300 in 2016 to 20,900 in 2045 (SCAG 2020b). 

The Project-related increase of 244 employees would be minimal in comparison to the increase anticipated in the 

SCAG Growth Forecast. 

In addition, data provided by the California Employment Development Department in December 2020 found that 

the unemployment rate for San Bernardino County is at 9.2%, which is above the state (8.8%) and national (6.5%) 

averages (EDD 2021). As such, the Project’s temporary and permanent employment requirements could be met by 

the local existing labor force without people needing to relocate into the Project region, and the Project would not 

stimulate population growth or a population concentration above what is assumed in local and regional land use 

plans. 
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Growth-inducing impacts can also occur when implementation of a project includes infrastructure improvements 

that would remove physical obstacles to population growth. Projects that physically remove obstacles to growth, or 

projects that indirectly induce growth, are those that may provide a catalyst for future unrelated development in the 

area. The Project is currently served by existing infrastructure, including water, wastewater, stormwater drainage, 

gas, electric, and telecommunication lines. As part of the Project, some of these lines would be extended or upsized 

within the Project site; however, these activities would be undertaken solely for purposes of supporting the Project. 

Further, as discussed in Section 4.12, Utilities and Service Systems, given the lack of population growth that would 

result from the Project, and because the Project site and surrounding area are already served by existing facilities 

the Project would not tax existing community service facilities or require construction of substantial new facilities. 

With regard to the Project’s extension of 3rd Street across the Project site, the construction of this roadway would 

be within an established industrial area and would be consistent with the City’s General Plan Circulation Element. 

Its primary purpose would be to improve local circulation within the area and would not provide a catalyst for future 

development in a previously undeveloped area. (Draft EIR, pp. 6-4 through 6-5.)
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6 Findings on Project Alternatives  

CEQA requires that an EIR describe a range of reasonable alternatives to the project, or to the location of the project, 

that could feasibly attain the basic objectives of the project, and that it evaluate the comparative merits of the 

alternatives (14 CCR 15126.6[a]). The CEQA Guidelines direct that the selection of alternatives be governed by “a 

rule of reason” (14 CCR 15126.6[a], [f]). As defined by the CEQA Guidelines, “The range of alternatives required in 

an EIR is governed by a ‘rule of reason’ that requires the EIR to set forth only those alternatives necessary to permit 

a reasoned choice. The alternatives shall be limited to ones that would avoid or substantially lessen any of the 

significant effects of the project. Of those alternatives, the EIR needs to examine in detail only the ones that the 

Lead Agency determines could feasibly attain most of the basic objectives of the project” (14 CCR 15126.6[f]). 

6.1 Project Objectives 

The following objectives have been established for the Project (Draft EIR, p. 3-15): 

• Objective 1: Establish a jobs-producing and tax-generating business park land use near transportation 

corridors within the housing-rich Inland Empire that is constructed to high standards of quality and provides 

diverse economic opportunities for those residing and wishing to invest within the City of Montclair. 

• Objective 2: Develop a high-quality business park campus with light manufacturing and distribution facilities 

for related uses in Montclair that are designed to meet contemporary industry standards, can 

accommodate a wide variety of users, and are economically competitive with similar industrial buildings in 

the local area and region. 

• Objective 3: Develop light manufacturing and distribution buildings with loading bays within the western 

portion of the Inland Empire and in close proximity to the Interstate 10 Freeway that can be used as part 

of the Southern California supply chain and goods movement network. 

• Objective 4: Create a fiscally sound and employment-generating business park within an established 

industrial area and resolve land use conflicts between existing planning documents. 

• Objective 5: Concentrate non-residential uses near existing roadways, highways, and freeways in an effort 

to isolate and reduce any potential environmental impacts related to truck traffic congestion, air emissions, 

and industrial noise to the greatest extent feasible. 

6.2 Alternatives Considered and Eliminated During the 

Scoping/Project Planning Process  

Section 15126.6(c) of the State CEQA Guidelines specifies that an EIR should (1) identify alternatives that were 

considered by the lead agency but were eliminated from detailed consideration because they were determined to 

be infeasible during the scoping process; and (2) briefly explain the reasons underlying the lead agency’s 

determination. Among the factors that may be used to eliminate alternatives from detailed consideration in an EIR 

are: (i) failure to meet most of the basic project objectives; (ii) infeasibility; and/or (iii) inability to avoid significant 

environmental impacts.  

The following alternatives were considered but rejected as part of the environmental analysis for the Project (See 

Draft EIR, pp. 7-2 through 7-5): 
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• Alternate Locations 

• Alternate Land Uses without General Plan Amendment or Zone Change 

• Alternate Land Uses with General Plan Amendment or Zone Change 

• Substantially Reduced Intensity Alternative 

Finding: The City Council rejects the Alternative Locations, Alternate Land Uses without General Plan Amendment 

or Zone Change, Alternate Land Uses with General Plan Amendment or Zone Change, and Substantially Reduced 

Intensity Alternative, on the following grounds, each of which individually provides sufficient justification for rejection 

of this alternative: (1) the alternatives do not avoid any significant and unavoidable impacts, (2) the alternatives 

would likely not further reduce any of the proposed project’s significant impacts; and (3) the alternatives are 

technically, financially, and legally infeasible given that the availability of a site comparable in size to that of the 

Project site is extremely rare within the City. Therefore, these alternatives are eliminated from further consideration.  

6.3 Alternatives Selected for Further Analysis 

The alternatives selected for further detailed review within the EIR focus on alternatives that could the Project’s 

significant environmental impacts, while still meeting most of the basic Project objectives. Those alternatives 

include: 

• Alternative 1: No Project/No Development Alternative (Draft EIR, pp. 7-5 through 7-7)  

• Alternative 2: Distribution Project Per Limited Manufacturing Zoning Designation Alternative (Draft EIR, pp. 

7-7 through 7-11)  

• Alternative 3: Reduced Development Intensity Alternative (Draft EIR, pp. 7-11 through 7-15)  

6.3.1 No Project/No Development Alternative (Alternative 1) 

Description  

Under Alternative 1, construction of the Project would not occur. The Project site would remain unchanged, and 

development activities related to construction and operation of the proposed business park and associated 

improvements would not occur.  

In the short term, consistent with the existing conditions, the Project site would continue to be developed with a four-

screen drive-in theatre, accessory ticket booth, office, storage, and refreshment structures. The Montclair Tire Company 

would remain within the northern corner of the Project site. Additionally, the concrete foundations and partially 

demolished masonry block walls associated with former industrial buildings would remain in the northwest corner 

of the Project site. Under Alternative 1, the central portion of the Project site (i.e., the portion currently used as a 

drive-in theater) would also retain its secondary use as a swap meet. (Draft EIR, p. 7-6.) 

Impacts 

The Project site would remain unchanged and would remain the location for the existing four-screen drive-in theater 

with associated structures and the Montclair Tire Company. However, under existing conditions, the Montclair Tire 

Company is not currently an operating business. Additionally, while the existing four-screen drive-in is currently 

operating, drive-in movie theaters face bleak long-term prospects. Following their peak in the late 1950s when there 
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were approximately 4,000 theaters nationwide, drive-in theaters have declined rapidly in numbers. As of 2019, 

fewer than 350 drive-ins remain in the United States (UDITOA 2019). Remaining drive-ins are typically located in 

smaller towns, tend not to compete with each another and face competition from indoor cinemas that will typically 

have more screens and more movie choices (Fox and Black 2010). Recently, the COVID-19 pandemic has resulted 

in a considerable increase in the patronization of drive-in theaters nationwide (S&P Global 2020). However, this 

recent increase in popularity is likely due to social distance measures and it is unclear whether such levels would 

be sustainable following the easing of social distancing restrictions and the reopening of indoor movie theaters. 

Notably, the owner of the Mission Tiki Drive-In theater anticipates that the industry is unlikely to be a long-term 

profitable venture (Los Angeles Magazine 2021). 

Under Alternative 1, on-site conditions would remain similar to existing conditions, and because development 

activities associated with the Project would not occur, many environmental impacts would be reduced compared 

with Project conditions (i.e., air quality, biological resources, cultural resources, greenhouse gas emissions, noise, 

transportation, tribal cultural resources, and utilities). Exceptions would include impacts related to aesthetics, 

agricultural and forestry resources, geology and soils, mineral resources, population and housing, public services, 

recreation, and wildfire which would result in less-than-significant impacts or no impact, whether or not the Project 

is constructed on the Project site. 

Because the Project would resolve existing conflicts between the City’s General Plan and zoning ordinance, under 

Alternative 1, the General Commercial General Plan land use designation would continue to conflict with the M1 

Limited Manufacturing and MIP Manufacturing Industrial zoning designations for the site. Impacts would be 

significant and unavoidable under this Alternative. 

Additionally, impacts associated with hazards and hazardous materials would likely be greater under Alternative 1 

than with the Project. Environmental investigations conducted in the northwestern industrial park identified the 

presence of petroleum hydrocarbons in the subsurface, and pervious industrial operations in the southwestern 

portion of the site are believed to have likely used fuels, oils, and solvents and may have impacted the subsurface 

in that area of the Project site (Appendix E-1 of the Draft EIR).  

Under the Project scenario, implementation of MM-HAZ-1 though MM-HAZ-4 would still be required under 

Alternative 1, which mandates, among other requirements, the identification and abatement of hazardous materials 

on the Project site in accordance with all applicable guidelines and requirements. However, under Alternative 1, 

MM-HAZ-1 through MM-HAZ-4 would not be initiated, and any hazardous materials on-site would remain. The Project 

would help to identify and remove any hazardous materials on the Project site through compliance with MM-HAZ-1 

through MM-HAZ-4, and because these mitigation measures would not be implemented if not for the Project, 

Alternative 1 would result in greater impacts related to hazardous materials. (Draft EIR, pp. 7-6 through 7-7.) 

Attainment of Project Objectives 

Overall, none of the mitigation measures required for the Project would be necessary with Alternative 1, and this 

Project alternative would not result in any significant adverse and unavoidable impacts. However, Alternative 1 

would not develop a jobs-producing and tax generating land use near transportation corridors within the housing-

rich Inland Empire (Objective 1); develop a high-quality business park campus with light manufacturing and 

distribution facilities for related uses (Objective 2); develop light manufacturing and distribution buildings with 

loading bays within the western portion of the Inland Empire (Objective 3); or create a fiscally sound and 

employment-generating business park within an established industrial area and resolve land use conflicts between 
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existing planning documents (Objective 4). Given that the Project site currently contains an existing non-residential 

use, Alternative 1 would result in a non-residential uses near existing roadways, highways, and freeways and reduce 

potential environmental impacts related to traffic congestion, air emissions, and noise to the greatest extent 

feasible (Objective 5). As such, Alternative 1 meets one out of the five Project Objectives. (Draft EIR, p. 7-7.) 

Finding 

The City Council rejects Alternative 1: No Project/No Development Alternative, on the following grounds, each of 

which individually provides sufficient justification for rejection of this alternative: (1) the alternative fails to satisfy 

the Project’s underlying purpose and to meet most of the Project objectives, (2) the alternative fails to avoid or 

reduce the Project’s significant and unavoidable impacts relating to land use and planning, (3) the alternative would 

result in increased impacts to hazards and hazardous materials., and (4) the alternative is infeasible. 

6.3.2 Distribution Project per Limited Manufacturing Zoning 

Designation Alternative (Alternative 2) 

Description  

As previously discussed, the Project site is currently comprised of a patchwork of conflicting land use designations 

and varying parcel sizes. Under Alternative 2, a General Plan Amendment would be processed to change the Project 

site’s General Plan land use designation from General Commercial to Limited Manufacturing and a zone change 

would be processed to change the zoning designation for parcels zoned as MIP Manufacturing Industrial Park and 

C-3 General Commercial to M1 Limited Manufacturing (a portion of the Project site is already zoned M1 Limited 

Manufacturing and therefore a zone change would not be needed for that portion of the site).  

These administrative changes would facilitate development of the Project site with distribution/warehouse 

buildings similar to Buildings 7-8 throughout the entirety of the Project site. (Note that these types of larger 

distribution/warehouse buildings would not be permitted within the MIP Manufacturing Industrial Park zone that is 

currently contemplated for the southern portion of the site.) Under this alternative, a hypothetical “All 

Distribution/Warehouse” project was developed, and it was determined that such a project could theoretically 

involve the development of approximately 520,000 square feet of building space17. All other on- and off-site 

improvements proposed as part of the Project are assumed to still be required under Alternative 2, and it is 

assumed that the form and style of the proposed buildings would be similar to those proposed by the Project. (Draft 

EIR, pp. 7-7 through 7-8.) 

Impacts 

Air Quality 

For both Alternative 2 and the proposed Project, mitigation measures would be required to reduce construction-

related emissions of NOx to below the SCAQMD regional thresholds. With regard to operation, because Alternative 

2 would involve the development of buildings with sizes larger than 100,000 square feet, this Alternative was 

evaluated assuming the “Warehousing” trip generation rate (as opposed to both “warehousing” and “industrial 

 
17 This scenario was developed applying the development intensity/floor-area-ratio/site coverage statistics from the northern half 

of the Project site (containing Buildings 7-8) to the southern half of the Project site (after accounting for the right-of-way dedication for 

Third Street).  
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park”5). According to the ITE Trip Generation Handbook (ITE 2017), Alternative 2 would result in a decrease in the 

number of heavy-duty trucks accessing the Project site. Accordingly, the Project’s air quality emissions would be 

reduced. Calculations were computed to determine whether Alternative 2 would reduce the Project’s significant 

and unavoidable air quality impacts below a level of significance. The results of these calculations are presented in 

Table 7-1 of the Draft EIR.  

Alternative 2 would substantially reduce operational NOx emissions, through a decrease in the number of heavy-

duty trucks accessing the Project site, but not to below a level of significance. Even with the application of MM-AQ-

3 through MM-AQ-7, impacts would remain significant and unavoidable for both the proposed Project and for 

Alternative 2 because the primary cause of the pollutant would be mobile sources (vehicular traffic), which cannot 

be easily reduced without further substantive changes in land use. As such, both the Project and Alternative 2 would 

result in operational emissions of NOx that exceed the SCAQMD regional thresholds for this pollutant, which would 

contribute to the SCAB’s existing “non-attainment” status for O3. Thus, operational-related emissions of NOx would 

be significant and unavoidable under both the Project and Alternative 2, although the level of impact would be 

substantially reduced under Alternative 2 as compared to the Project. Because of this significant and unavoidable 

impact, Alternative 2 would correspondingly result in a significant and unavoidable impact due to a conflict with the 

SCAQMD 2016 AQMP,. Similar to the Project, MM-AQ-1 would be required to resolve conflicts with the land use 

assumptions in the SCAQMD 2016 AQMP. Implementation of MM-AQ-1 would ensure that the appropriate 

employment growth projections at the Project site would be incorporated into the next SCAG RTP/SCS (anticipated 

to be in 2024) and would thereby, be incorporated into the following SCAQMD AQMP. As the SCAQMD is in process 

of preparing their 2022 AQMP based on the SCAG 2020 RTP/SCS, there in an anticipated interim period where the 

SCAG RTP/SCS growth projections and the SCAQMD AQMP do not reflect the appropriate employment growth at 

the Project site; however, this will eventually be resolved with updates of both plans. As such, similar to the Project, 

Alternative 2 would still conflict with SCAQMD Consistency Criterion No. 2 and impacts would remain significant and 

unavoidable. 

Implementation of MM-AQ-2 during construction would reduce both the Project’s and Alternative 2’s exposure of 

sensitive receptors to localized pollutants during construction to less than significant levels. Neither the Project nor 

Alternative 2 would expose sensitive receptors to localized pollutants during operation; thus, impacts would be less 

than significant, although the level of impact would be slightly reduced under Alternative due to the reduction in the 

number of trucks accessing the Project site. Neither the Project nor Alternative 2 would result in or contribute to CO 

“hot spots,” although the Project’s less-than-significant impacts would be slightly reduced under Alternative 2 due 

to the reduction in vehicular traffic. Implementation of Alternative 2 also would reduce the Project’s less-than-

significant impacts due to diesel particular matter (DPM) emissions. In summary, As such, Alternative 2 would 

reduce the Project’s air quality emissions, including its significant and unavoidable air quality emissions, but not to 

below a level of significance. (Draft EIR, pp. 7-8 through 7-9.) 

Biological Resources 

Under Alternative 2, the Project would be constructed and operated as planned on the entire Project site. Alternative 

2 would not change the area that would be disturbed by the Project, and thus, impacts would be the same for 

Alternative 2. Potential impacts related to nesting birds would still occur and mitigation measures similar to those 

incorporated into the Project would be required by Alternative 2 to reduce impacts to a level below significance. 

Therefore, biological resources impacts would be similar under Alternative 2 when compared to the Project. (Draft 

EIR, p. 7-9.) 
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Cultural Resources 

Similar to the Project, Alternative 2 would develop the entire Project site with buildings, parking and loading areas, 

and other associated improvements. Both the Project and Alternative 2 would require the demolition of existing 

structures on-site; however, the demolition of these structures was determined to result in a less than significant 

impacts to potential historical resources. Similarly, both the Project and Alternative 2 would result grading of the 

entirety of the Project site, resulting in the same potential to disturb presently unknown/unrecorded cultural 

resources and TCRs within the Project site. Mitigation measures similar to those incorporated into the Project would 

be required by Alternative 2 to reduce impacts to a level below significance. Therefore, cultural resources and TCRs 

impacts would be similar under Alternative 2 when compared to the Project. (Draft EIR, p. 7-9.) 

Energy 

The level of construction activities would be the same under Alternative 2 compared to the Project. Alternative 2 

would generate fewer daily vehicle trips, equating to less on-site and mobile energy consumption. Accordingly, 

energy usage associated with long-term operation of Alternative 2 would be lessened compared to the Project. 

Therefore, energy impacts would be reduced under Alternative 2 when compared to the Project. (Draft EIR, p. 7-9.) 

Greenhouse Gas Emissions 

Similar to air quality, Alternative 2 would result in a reduction in the number of heavy-duty trucks accessing the 

Project site. Accordingly, the Project’s air quality emissions would be reduced. Calculations were computed to 

determine whether Alternative 2 would reduce the Project’s significant and unavoidable GHG impacts below a level 

of significance. The results of these calculations are presented in Table 7-2 of the Draft EIR. 

Alternative 2 would result in a similar amount of GHG emissions when compared to the proposed Project, and the 

inclusion of mitigation measures MM-GHG-1 and MM-GHG-2 would not reduce these impacts to levels less than 

significant. Accordingly, Alternative 2 would result in a significant and unavoidable impact associated with 

applicable plans to reduce GHGs. (Draft EIR, p. 7-9.) 

Hazards and Hazardous Materials 

Under Alternative 2, the Project would be constructed and operated as planned on the site, with the exception that 

the development intensity would be reduced. Incorporation of MM-HAZ-1 though MM-HAZ-4 would still be required 

under Alternative 2, which mandates, among other requirements, the identification and abatement of hazardous 

materials on the Project site in accordance with all applicable guidelines. As such, under Alternative 2, the cleanup 

activates required pursuit to MM-HAZ-1 through MM-HAZ-4 would be initiated, and the Project would still help to 

remediate the Project site through compliance with MM-HAZ-1 through MM-HAZ-4. Therefore, hazards and 

hazardous materials impacts would be similar under Alternative 2. (Draft EIR, p. 7-10.) 

Land Use and Planning 

Similar to the proposed Project, Alternative 2 would require a General Plan Amendment and Zone Change. Assuming 

approval of the Project’s and Alternative’s requested General Plan Amendments and zone changes, both the Project 

and Alternative would be consistent with the Project Site’s existing General Plan and Zoning Code. Implementation 

of MM-AQ-1 would address inconsistencies between the Project and the land use inputs in the SCAQMD 2016 

AQMP. Because the Project’s air quality and GHG impacts would remain significant and unavoidable, the Project 
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would conflict with the SCAQMD 2016 AQMP. Because of the interim period where the SCAG RTP/SCS growth 

projections and the SCAQMD AQMP do not reflect the appropriate employment growth at the Project site, this impact 

is considered significant and unavoidable. With respect to other land use plans and policies, both the proposed 

Project and Alternative 2 would be required to comply with all applicable land use plans, policies, and regulations 

adopted for the purpose of avoiding or mitigating an environmental effect. In summary, the level of impact would 

be the same under both the Project and the Alternative, and impacts would remain significant and unavoidable. 

(Draft EIR, p. 7-10.) 

Noise 

Noise associated with Alternative 2 would occur during short-term construction activities and under long-term 

operation. The types of construction activities conducted on the Project site would be similar under Alternative 2 

and would generally cover the same physical area. Daily and hourly construction noise levels would be similar. 

Under long-term operational conditions, noise generated by Alternative 2 would primarily be associated with 

vehicles traveling to and from the site, and on-site vehicle idling, maneuvering, and parking. Alternative 2 would 

generate fewer daily trips than the Project, and, as such, would contribute less traffic-related noise to local roadways 

than the Project. Therefore, noise impacts would be reduced under Alternative 2 when compared to the Project. 

(Draft EIR, p. 7-10.) 

Transportation 

While Level of Service is no longer a concern under CEQA, Alternative 2 would result in reduction in vehicular traffic 

accessing the site. Similar to the Project, Alternative 2 would not affect the effectiveness of the circulation system. 

With regard to VMT, similar to the Project, Alternative 2 would be screened out from further VMT analysis based on 

the site’s location in a low VMT-generating traffic analysis zone and given its proximity to transit. Similar to the 

Project, Alternative 2’s driveways and drive aisles would be designed in accordance with City engineering 

specifications and would not result in incompatible uses, hazardous conditions, or impede emergency access. 

Therefore, transportation impacts would be similar under Alternative 2 when compared to the Project. (Draft EIR, p. 

7-11.) 

Tribal Cultural Resources 

Similar to the Project, Alternative 2 would develop the entire Project site with buildings, parking and loading areas, 

and other associated improvements. As such, Alternative 2 would result in the same potential to disturb presently 

unknown/unrecorded TCRs within the Project site. Mitigation measures similar to those incorporated into the 

Project would be required by Alternative 2 to reduce impacts to a level below significance. Therefore, TCR impacts 

would be similar under Alternative 2 when compared to the Project. (Draft EIR, p. 7-11.) 

Utilities 

Under Alternative 2, the Project would be constructed and operated as planned on the Project site. All on- and off-

site improvements proposed as part of the Project are assumed to still be required under Alternative 2. As such, 

the same wet and dry utilities would be required, with construction characteristics of these on- and off-site 

improvements being similar to the Project. Alternative 2 would have similar demand for utilities and services 

systems, including water, sewer, stormwater drainage service/facilities, and solid waste collection and disposal. 

Therefore, utilities and service systems impacts would be similar under Alternative 2. (Draft EIR, p. 7-11.) 
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Attainment of Project Objectives 

Because Alternative 2 would develop the same product type that is generally proposed under the proposed Project, 

Alternative 2 would meet all of the Project’s objectives. (Draft EIR, p. 7-11.) 

Finding 

The City Council rejects Alternative 2: Distribution Project per Limited Manufacturing Zoning Designation Alternative, 

on the following ground, which provides sufficient justification for rejection of this alternative: (1) the alternative 

fails to avoid or reduce the Project’s significant and unavoidable impacts relating to air quality, greenhouse gas 

emissions, land use and planning, and (2) the alternative is infeasible. 

6.3.3 Reduced Development Intensity Alternative (Alternative 3) 

Description  

Presently, the only feasible approach to reducing the Project’s operational-related air quality and GHG impacts 

would be to reduce the total number of daily trips and employees generated by the Project. To fully avoid the 

Project’s operation air quality and GHG impacts, the Project Applicant would need to reduce the Project’s size by 

approximately 83%, resulting in a project that is only approximately 17% of the Project’s size. Given the substantial 

reduction in size, such a project was rejected from consideration. However, in order to account for a project with a 

more reasonable reduction in size, the City considered a project that involves only a 20% reduction, referred to as 

the Reduced Development Intensity Alternative (Alternative 3).  

Under Alternative 3, the same limited manufacturing and distribution buildings would be constructed and operated 

as planned on the Project site, with the exception that the size of the proposed development would be reduced by 

20%. This would equate to a limited manufacturing and distribution project consisting of approximately 410,636 

square feet, compared to the Project’s 513,295 square feet. Since the building footprint would be reduced by 

102,659 square feet (approximately 2.4 acres), this extra space on the Project site would remain vacant and 

undeveloped. All other on- and off-site improvements proposed as part of the Project are assumed to still be 

required under Alternative 3. (Draft EIR, p. 7-12.) 

Impacts 

Air Quality 

Under Alternative 3, the extent of construction activities would be incrementally reduced compared to the Project. 

Thus, construction-related air quality emissions would be lessened. Due to the reduction in the amount of building 

space, Alternative 3 would generate fewer daily vehicle trips, including heavy truck trips. Accordingly, air pollutant 

emissions associated with long-term operation of Alternative 3 would be lessened compared to the Project. 

However, Alternative 3 would still require implementation of mitigation measures similar to those required by the 

Project. Because an 83% reduction in the size of the Project is required to avoid significant air quality impacts (see 

Section 7.2, above), even with incorporation of mitigation measures, long-term operation of Alternative 3 would still 

result in significant and unavoidable impacts due to emissions of NOx and conflicts with the 2016 SCAQMD AQMP. 

As such, Alternative 3 would reduce, but not avoid, the Project’s significant and unavoidable impact due to 

operational air emissions. (Draft EIR, p. 7-12.) 
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Biological Resources 

Under Alternative 3, the Project would be constructed and operated as planned on the entire Project site, although 

the development intensity would be reduced. Compared to the Project, Alternative 3 would develop less of the 

Project site, resulting in a smaller overall building footprint. However, potential impacts related to nesting birds 

would still occur, despite the smaller footprint under Alternative 3. Mitigation measures similar to those 

incorporated into the Project would be required by Alternative 3 to reduce impacts to a level below significance. All 

other biological resources impacts would be similar to those of the Project under Alternative 3. Therefore, biological 

resources impacts would be similar under Alternative 3 when compared to the Project. (Draft EIR, p. 7-12.) 

Cultural Resources 

Compared to the Project, Alternative 3 would develop less of the Project site with buildings, parking and loading 

areas, and other associated improvements, resulting in a smaller overall building footprint on the site that would 

disturb less land. Despite disturbing a smaller area, Alternative 3 would result in the same less-than-significant 

impacts associated with demolition of existing structures and the same potential to disturb presently 

unknown/unrecorded cultural resources within the Project site as the Project. Mitigation measures similar to those 

incorporated into the Project would be required by Alternative 3 to reduce impacts to a level below significance. 

Therefore, cultural resources impacts would be similar under Alternative 3 when compared to the Project. (Draft 

EIR, p. 7-13.) 

Energy 

The level of construction activities would be reduced under Alternative 3 compared to the Project. Thus, 

construction-related energy usage would be lessened. Alternative 3 would also generate fewer daily vehicle trips 

and result in less building space than the Project as proposed, equating to less on-site and mobile energy 

consumption. Accordingly, energy usage associated with long-term operation of Alternative 3 would be lessened 

compared to the Project. Therefore, energy impacts would be reduced under Alternative 3 when compared to the 

Project. (Draft EIR, p. 7-13.) 

Greenhouse Gas Emissions 

Similar to air quality, the extent of construction activities would be reduced under Alternative 3 compared to the 

Project. Thus, construction-related GHG emissions would be lessened. Alternative 3 would also generate fewer daily 

vehicle trips due to the reduction in the amount of building space. Accordingly, GHG emissions associated with long-

term operation of Alternative 3 would be lessened compared to the Project, but not below a level of significance. 

Regardless, GHG emissions impacts would be reduced under Alternative 3 when compared to the Project. (Draft 

EIR, p. 7-13.) 

Hazards and Hazardous Materials 

Under Alternative 3, the Project would be constructed and operated as planned on the site, with the exception that 

the development intensity would be reduced. Incorporation of MM-HAZ-1 through MM-HAZ-4 would still be required 

under Alternative 3, which mandates, among other requirements, the identification and abatement of hazardous 

materials on the Project site in accordance with all applicable guidelines. As such, under Alternative 3, the cleanup 

activities required pursuit to MM-HAZ-1 through MM-HAZ-4 would be initiated, and the Project would still help to 

remediate the Project site through compliance with MM-HAZ-1 through MM-HAZ-4. Therefore, hazards and 
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hazardous materials impacts would be similar under Alternative 3 when compared to the Project. (Draft EIR, p. 7-

13.) 

Land Use and Planning 

Similar to the proposed Project, Alternative 3 would require a General Plan Amendment and Zone Change. Assuming 

approval of the Project’s and Alternative’s requested General Plan Amendments and zone changes, both the Project 

and Alternative would be consistent with the Project Site’s existing General Plan and Zoning Code. Implementation 

of MM-AQ-1 would address inconsistencies between the Project and the land use assumptions in the SCAQMD 

2016 AQMP. Because the Project’s air quality and GHG impacts would remain significant and unavoidable, the 

Project would conflict with the SCAQMD 2016 AQMP. Because of the interim period where the SCAG RTP/SCS 

growth projections and the SCAQMD AQMP do not reflect the appropriate employment growth at the Project site, 

this impact is considered significant and unavoidable. With respect to other land use plans and policies, both the 

proposed Project and Alternative 3 would be required to comply with all applicable land use plans, policies, and 

regulations adopted for the purpose of avoiding or mitigating an environmental effect. In summary, the level of 

impact would be the same under both the Project and the Alternative, and impacts would remain significant and 

unavoidable. (Draft EIR, pp. 7-13 through 7-14.) 

Noise 

Noise associated with Alternative 3 would occur during short-term construction activities and under long-term 

operation. The types of construction activities conducted on the Project site would be similar under Alternative 3 

and would generally cover the same physical area. Despite Alternative 3 likely resulting in a reduced construction 

duration when compared to the Project, daily and hourly construction noise levels would be similar. Under long-term 

operational conditions, noise generated by Alternative 3 would primarily be associated with vehicles traveling to 

and from the site, and on-site vehicle idling, maneuvering, and parking. Alternative 3 would generate fewer daily 

trips than the Project, and, as such, would contribute less traffic-related noise to local roadways than the Project. 

Therefore, noise impacts would be reduced under Alternative 3 when compared to the Project. (Draft EIR, p. 7-14.) 

Transportation 

Similar to the Project, Alternative 3 would be screened out from further VMT analysis based on the site’s location 

in a low VMT-generating traffic analysis zone and given its proximity to transit. Similar to the Project, Alternative 3’s 

driveways and drive aisles would be designed in accordance with City engineering specifications and would not 

result in incompatible uses, hazardous conditions, or impede emergency access. Therefore, transportation impacts 

would be similar under Alternative 3 when compared to the Project. (Draft EIR, p. 7-14.) 

Tribal Cultural Resources 

Compared to the Project, Alternative 3 would develop less of the Project site with buildings, parking and loading 

areas, and other associated improvements, resulting in a smaller overall building footprint on the site that would 

disturb less land. Despite disturbing a smaller area, Alternative 3 would result in the same potential to disturb 

presently unknown/unrecorded TCRs within the Project site. Mitigation measures similar to those incorporated into 

the Project would be required by Alternative 3 to reduce impacts to a level below significance. Therefore, TCR 

impacts would be similar under Alternative 3 when compared to the Project. (Draft EIR, p.7-14.) 
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Utilities 

Under Alternative 3, the Project would be constructed and operated as planned on the Project site, with the 

exception that the size of the proposed development would be reduced by 20%. All other on- and off-site 

improvements proposed as part of the Project are assumed to still be required under Alternative 3. As such, the 

same wet and dry utilities would be required, with construction characteristics of these on- and off-site 

improvements being similar to the Project. However, given the reduction in building square footage, Alternative 3 

would have reduced demand for utilities and services systems, including water, sewer, stormwater drainage 

service/facilities, and solid waste collection and disposal, as compared to the Project. Therefore, utilities and 

service systems impacts would be reduced under Alternative 3 when compared to the Project. (Draft EIR, p. 7-14.) 

Attainment of Project Objectives 

Alternative 3 would meet all Project objectives, albeit to a lesser extent as proposed under the Project because of the 

20% reduction in the Project’s size. In particular, because of its reduced size, Alternative 3 would produce fewer jobs 

(Objectives 1 and 4), would generate less tax revenue (Objectives 1 and 4), and would accommodate a smaller amount 

of users (Objective 2) when compared to the Project. 

Finding 

The City rejects Alternative 3 on the following grounds, each of which individually provides sufficient justification for 

rejection of this alternative: (1) the alternative fails to satisfy the Project’s underlying purpose and meets most 

project objectives to a lesser extent, (2) the alternative fails to avoid or reduce the Project’s significant and 

unavoidable impacts relating to air quality, greenhouse gas emissions, land use and planning; and (3) the 

alternative is infeasible. 

6.3.4 Environmentally Superior Alternative  

Section 15126(e)(2) of the CEQA Guidelines requires an EIR to identify an “environmentally superior 

alternative.” If the No Project/No Development Alternative is the environmentally superior alternative, which 

is the case in this analysis, the EIR must also identify an environmentally superior alternative from among the 

other Project alternatives.  

Each of the three Project alternatives considered herein would lessen at least one environmental impact relative to 

the Project. As previously addressed, if the No Project/No Development Alternative is the environmentally superior 

alternative—which is the case in this analysis—the EIR must also identify another environmentally superior 

alternative among the remaining alternatives. Table 1 provides a comparison of the Project with the Project 

alternatives based on the environmental topic areas addressed in Chapter 4, Environmental Impact Analysis, of 

this Draft EIR. Table 2 presents how the Project and each of the Project alternatives compare in terms of meeting 

the Project objectives. 
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Table 1. Project Alternatives Environmental Impacts Comparison 

Environmental 

Issue Project 

No Project/No 

Development 

Alternative 

(Alternative 1) 

Distribution Project 

per Limited 

Manufacturing 

Zoning Designation 

Alternative 

(Alternative 2) 

Reduced 

Development 

Intensity 

Alternative 

(Alternative 3) 

Air Quality Significant and 

Unavoidable 

Avoided Lessened, but 

significant and 

unavoidable  

Lessened, but 

significant and 

unavoidable  

Biological 

Resources 

Less-than-Significant 

with Mitigation 

Incorporated 

Avoided Similar Similar 

Cultural Resources Less-than-Significant 

with Mitigation 

Incorporated 

Avoided Similar Similar 

Energy Less-than-Significant Avoided Similar Lessened 

Geology and Soils Less-than-Significant 

with Mitigation 

Incorporated 

Avoided Similar Similar 

Greenhouse Gas 

Emissions 

Significant and 

Unavoidable 

Avoided Lessened, but 

significant and 

unavoidable 

Lessened, but 

significant and 

unavoidable  

Hazards and 

Hazardous 

Materials 

Less-than-Significant 

with Mitigation 

Incorporated 

Greater Similar Similar 

Land Use and 

Planning 

Significant and 

Unavoidable 

Greater Similar Similar 

Noise Less-than-Significant 

with Mitigation 

Incorporated 

Avoided Similar Lessened 

Transportation  Less-than-Significant Avoided Similar Similar 

Tribal Cultural 

Resources 

Less-than-Significant 

with Mitigation 

Incorporated 

Avoided Similar Similar 

Utilities and Service 

Systems 

Less-than-Significant Avoided Similar Lessened 

 

Based on a comparison of Alternative 2 and Alternative 3, environmental impacts associated with air quality, energy, 

GHG emissions, noise, and utilities and service systems would be less under Alternative 3 compared to Alternative 

2. Impacts associated with biological resources, cultural resources, hazards and hazardous materials, 

transportation, and tribal cultural resources would be similar under Alternative 3 compared to Alternative 2. Overall, 

based on these findings, Alternative 3 would be considered the environmentally superior alternative. (Draft EIR, pp. 

7-15 through 7-17.) 
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Table 2. Comparison of Project Alternatives and Project Objectives 

Project Objective 

Would the Project or Alternative Meet the Project Objective? 

Project 

No Project/No 

Development 

Alternative 

(Alternative 1) 

Distribution 

Project per 

Limited 

Manufacturing 

Zoning 

Designation 

Alternative 

(Alternative 2) 

Reduced 

Development 

Intensity 

Alternative 

(Alternative 3) 

Objective 1: Establish a jobs-producing and tax-

generating business park land use near 

transportation corridors within the housing-rich 

Inland Empire that is constructed to high 

standards of quality and provides diverse 

economic opportunities for those residing and 

wishing to invest within the City of Montclair. 

Yes No Yes Yes, albeit to a 

less degree 

than the 

Project 

Objective 2: Develop a high-quality business 

park campus with light manufacturing and 

distribution facilities for related uses in 

Montclair that are designed to meet 

contemporary industry standards, can 

accommodate a wide variety of users, and are 

economically competitive with similar industrial 

buildings in the local area and region. 

Yes No Yes Yes, albeit to a 

less degree 

than the 

Project 

Objective 3: Develop light manufacturing and 

distribution buildings with loading bays within 

the western portion of the Inland Empire and 

in close proximity to the I-10 Freeway that 

can be used as part of the Southern 

California supply chain and goods movement 

network. 

Yes No Yes Yes, albeit to a 

less degree 

than the 

Project 

Objective 4: Create a fiscally sound and 

employment-generating business park within 

an established industrial area and resolve 

land use conflicts between existing planning 

documents. 

Yes No Yes Yes, albeit to a 

less degree 

than the 

Project 

Objective 5: Concentrate non-residential uses 

near existing roadways, highways, and 

freeways in an effort to isolate and reduce 

any potential environmental impacts related 

to truck traffic congestion, air emissions, and 

industrial noise to the greatest extent 

feasible. 

Yes Yes Yes Yes 

 

  



FINDINGS OF FACT AND STATEMENT OF OVERRIDING CONSIDERATIONS 

MISSION BOULEVARD AND RAMONA AVENUE BUSINESS PARK PROJECT 

   12296 

 120 November 2022 
 

 

INTENTIONALLY LEFT BLANK  



 

   12296 

 121 November 2022 
 

7 Adoption of Statement of  

Overriding Considerations 

Pursuant to PRC Section 21081(b) and CEQA Guidelines Sections 15093(a) and (b), the decision-making agency 

(City of Montclair) is required to balance, as applicable, the economic, legal, social, technological, or other benefits 

of a project against its unavoidable environmental risks when determining whether to approve a project. If the 

specific economic, legal, social, technological, or other benefits of a project outweigh the unavoidable adverse 

environmental effects, those effects may be considered “acceptable” (14 CCR 15093[a]). CEQA requires the agency 

to support, in writing, the specific reasons for considering a project acceptable when significant impacts are not 

avoided or substantially lessened. Those reasons must be based on substantial evidence in the Final EIR or 

elsewhere in the administrative record (14 CCR 15093[b]). 

Courts have upheld overriding considerations that were based on a variety of policy considerations including, but 

not limited to, new jobs, stronger tax base, implementation of an agency’s economic development goals, growth 

management policies, redevelopment plans, the need for housing and employment, conformity to community 

plan, and provision of construction jobs. See Towards Responsibility in Planning v. City Council (1988) 200 Cal 

App. 3d 671; Dusek v. Redevelopment Agency (1985) 173 Cal App. 3d 1029; City of Poway v City of San Diego 

(1984) 155 Cal App. 3d 1037; Markley v. City Council (1982) 131 Cal App.3d 656. In accordance with the 

requirements of CEQA and the CEQA Guidelines, the City finds that the mitigation measures identified in the Final 

EIR and the MMRP, when implemented, will avoid or substantially lessen virtually all of the significant effects 

identified in the Final EIR for the Mission Boulevard and Ramona Avenue Business Park Project. However, certain 

significant impacts of the proposed Project are unavoidable even after incorporation of all feasible mitigation 

measures. These significant unavoidable impacts result from air quality impacts due to conflicts with the SCAQMD 

2016 AQMP and project-level and cumulative operational NOx emissions; and greenhouse gas impacts associated 

with operation of the Project that would generate significant greenhouse gas emissions and would conflict with 

applicable plans to reduce greenhouse gas emissions; and land use conflicts with the SCAQMD 2016 AQMP.  

The City finds that all feasible mitigation measures identified in the Final EIR that are within the purview of the City 

would be implemented with the proposed Project. Generally, the Project’s significant and unmitigable impacts are 

primarily the result of mobile source tailpipe emissions from diesel trucks carrying goods to and from the 

proposed Project’s buildings. While mitigation measures have been identified to reduce the severity of these 

impacts, on the whole, current technology precludes the ability of the City to mitigate these significant impacts 

to a less-than-significant level. The City acknowledges that the transportation sector is making strides in 

developing technologies that will reduce air pollutant and greenhouse gas emissions over time, and the C ity will 

promote and advance their use as they are developed and implemented on a wide scale; however, many of these 

advancements are in their nascent stages and not yet commercially available or viable in mass. The complexity 

of this issue is further compounded by the fact that the majority of trucks traveling throughout the state and 

nation are diesel-fueled, as currently permitted by state and federal laws and regulations. Prohibiting diesel-

fueled trucks from accessing the Project site would essentially render the Project inviable as the regional and 

nation-wide goods movement sector inherently relies on a combination of various truck fleets composed of 

primarily diesel-powered trucks to deliver goods to their destinations. In light of the foregoing, because it is not 

currently possible to reduce the Project’s significant and mitigatable impacts  to a less-than-significant level due 

to technological constraints, the City’s decisionmakers are tasked in considering whether to adopt this Statement 

of Overriding Considerations in consideration of the Project’s economic, legal, social, technological, and other 

benefits. 
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As identified below, the City further finds that the Project’s significant unavoidable effects are outweighed and are 

found to be acceptable due to the following specific overriding economic, legal, social, technological, or other 

benefits, based upon the facts set forth above, the Final EIR, and the record.  

Purpose and Need 

The Inland Empire remains one of the most sought-after markets for industrial space, with vacancies dropping from 

10% in 2010 to 4% in 2020 (C&W 2021). Accordingly, the industrial sector has been a strong source of job growth 

for the region, leading economic growth in Southern California with the addition 33,000 jobs over the last year for 

a 2.1% annual growth rate. Three primary factors have been responsible for these demand for industrial space and 

increase in employment (IEEP 2017). First has been the expansion of imported trade through the Ports of Los 

Angeles and Long Beach. This reached 17.3 million 20-foot-equivalent container units in 2020, up 13% over a 5–

year period between 2015-2020 (NAI Capital 2015; Logistics Management 2021). Second has been the increase 

in national e-commerce demand, with most of Southern California’s facilities located in the Inland Empire (Newmark 

Knight Frank 2020). These two factors led to strong net absorption, with 21.1 million square feet being absorbed 

in 2020 (C&W 2021). Third has been the greater use of technology within the facilities, which has caused an 

increase in the skill and knowledge needed by workers and a commensurate rise in median pay (IEEP 2017). As 

such, the Project would help meet the needs of the growing industrial sector while producing new jobs in the region. 

The growing industrial sector requires flexible facilities with certain characteristics to allow for efficient use. High 

quality industrial buildings are necessary to accommodate the growing use of technology within the facilities. 

Similarly, buildings with high capacity for storage and associated loading bays to accommodate the increase in e-

commerce, are also in demand. In addition, locations in close proximity to major transportation corridors provide 

industrial facilities with ease of access to the supply chain and goods movement network. Likewise, the industrial 

sector requires flexible facilities to provide for related uses and businesses which may support the industrial uses. 

In addition, the Project site currently has conflicting land use and zoning designations that affect the City’s ability 

to provide a cohesive land use concept as well as to provide areas within the City that are capable of supporting 

employment-generating uses that also meet the growing demand by industrial users for suitably sited facilities. This 

is because the Project site’s General Commercial General Plan land use designation conflicts with the Limited 

Manufacturing and Manufacturing Industrial zoning designations for the Project site, precluding the development 

of almost any use due to these constraints. In consideration of the fact that the properties to north, east, and west 

of the Project site are almost entirely developed with industrial uses, it is logical from a planning and land use 

perspective to rezone and redesignate the Project site for similar uses in an effort to concentrate these areas within 

one area and support and maintain an economically viable, contained industrial corridor within the City away from 

potentially non-compatible uses.  

In summary, the Project would help meet the needs of the growing logistics sector by providing flexible industrial 

space in a location that is proximate to regional transportation corridors while producing new jobs in a region that 

historically may have been considered light on jobs and heavier on housing. 

Overriding Benefits Resulting from the Project 

The City finds that the Project would have the economic, legal, social, technological, or other overriding benefits, 

including region-wide or statewide environmental benefits, listed below. Each of the benefits cited below constitutes 

a separate and independent basis that justifies approval of the Project and outweighs the unavoidable adverse 
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environmental effects of approving the Project and thus makes the adverse environmental effects acceptable. 

Therefore, even in the absence of one or more of the reasons set forth below, the City has determined that each 

remaining reason, or any combinations of reasons, is a sufficient basis for approving the Project, notwithstanding 

any significant and unavoidable impacts that may occur. 

1. The Project would provide flexible industrial facilities that would meet substantial unmet market demands 

in the region and support the region’s domestic and international economic competitiveness by facilitating 

the efficient and cost-effective movement of goods. The Inland Empire remains one of the most sought-

after markets for industrial space, with vacancies dropping from 10% in 2010 to a record-breaking razor 

thin margin of 0.7% at the end of 2021 (C&W 2022). Within the Montclair sub-market, industrial vacancies 

are essentially non-existent, as the vacancy rate is at 0.0% at two numbers of mathematical significance 

(C&W 2022). These trends are attributed in part to the explosion of e-commerce, the growing third-party 

logistics sector, shifting consumer expectations for faster delivery times, and the prime locational 

characteristics of the Montclair market (C&W 2022). Decreases in the availability of available industrial 

facilities resulted in double-digit increases in asking prices for rents in the Inland Empire market, which 

rose 17.8% in a one year period between 2020 and 2021 (C&W 2022). Market reports indicate that the 

region will continue to see strong demand for industrial facilities driven by the needs of retail and e-

commerce users for facilities with modern amenities to maximize distribution efficiency, as well by as the 

scarcity of available facilities in the more expensive Los Angeles and Orange County industrial markets 

(C&W 2022). The limited availability of industrial facilities can result in negative effects such as stock-outs, 

trade bottlenecks, delays in the time it takes for good to reach consumers, and a decrease in the economic 

competitivity of the region.  

In response to these factors, the Project would provide approximately 513,295 square feet of state-of-the-

art industrial space across eight buildings to meet this substantial unmet demand for such facilities at a 

time when market demands for such space are at historic highs. The Project’s buildings would be built to 

contemporary industry standards and contain amenities such as large clear heights, loading bays, suitable 

electrical systems, and functional office space, which are highly desired by industrial users. Accordingly, 

the Project’s facilities would be flexible enough to accommodate a wide array of potential users and 

businesses, including those in the light industrial, manufacturing, and research and development (R&D) 

sectors. The delivery of these facilities would also result in the benefit of supporting the goods movement 

industry in increasing the local supply of goods for regional businesses and expediting the delivery of 

essential goods to consumers within the City and beyond the City boundaries. This would also have the 

secondary benefit of supporting the region’s competitiveness on a domestic and international scale by 

facilitating the efficient and cost-effective movement of goods, laying the foundation for future economic 

investment in the region and nation.  

2. The Project would result in the redevelopment of a site that currently contains an economically 

unsustainable use with a highly viable and economically sustainable use. The Project site is currently 

developed with a commercial use that has been determined by both its previous and current owner to be 

non-viable from an economic perspective in the short- and long-term. According to the previous landowner 

that operated the current use since its inception in 1956 and who continues to operate the use on a short-

term basis, the decision to sell the properties comprising the Project site to the current landowner, and in 

effect, cease operations, was heavily influenced by projections indicating that continued operation of the 

current use would not be profitable or economically sustainable (Atwell, J. 2022). According to the previous 

landowner, the economics of the current use improved during the COVID-19 pandemic due to the nature of 

the use; however, following the easing of public health and safety restrictions, revenues have decreased 
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dramatically from their temporary highs, and the use is not anticipated to continue being economically 

viable as restrictions continue to be eased by local and state public health officials (Atwell, J. 2022).  

In contrast to the current uses, according to projections by the current landowner, the proposed Project is 

anticipated to be highly viable and economically sustainable in the short- and long-term due to extreme 

market demands for the facilities that it would provide (Atwell, J., pers. comm. 2022). The viability of the 

Project would allow for it to be redeveloped with a state-of-the-art business park that would generate 

revenue for the landowner, City, and County, and also contribute to regional economic growth for decades 

to come. Should the Project not proceed as planned, the current use is likely to cease operations and the 

Project site would be highly underutilized, resulting in a vacant site with deteriorating buildings. Thus, the 

Project would maximize the site’s development potential and avoid negative aesthetics and safety effects 

of leaving the site vacant, unsecured, and unmaintained.  

3. The Project would provide the benefit of assisting the City in creating a cohesive and high-quality business 

park environment, supporting a balance of diverse land uses throughout the City. The proposed Project 

would result in the development of a previously developed site with a project that is consistent with existing 

surrounding uses. The Project site is located within the Mission Boulevard corridor, which is an area 

identified as a focus area by the City in background documents used to prepare the Montclair General Plan 

Update, which is currently in progress. The Mission Boulevard corridor has the highest share of industrial 

uses within the City, and approximately 71.9% of the area contains industrial land uses (City of Montclair 

2019). The City has long identified this corridor as providing an opportune location for the development of 

industrial uses due to its proximity to the Union Pacific freight railroad tracks (which presents undesirable 

environmental factors that are a barrier to highly-occupied uses such as commercial and residential uses) 

and the abundance of historic industrial uses in the corridor prior to the annexation of the area into the 

City.  

Given these locational characteristics, the Project would leverage the area’s industrial characteristics and 

provide an eight-building business park complex that would provide needed flexible business park space 

to businesses wishing to invest in the City, as well as to provide approximately 282 permanent jobs to 

residents. The Project’s mix of building types and sizes would provide the opportunity for a wide range of 

potential businesses and users to come to the City. As envisioned, the Project’s six smaller buildings could 

support a mix of manufacturing, office, e-commerce, medical storage, laboratory, and research and 

development uses. The Project’s two larger warehouses are more likely to support more traditional light 

industrial uses such as storage, logistics, and distribution uses.  

The Project would be generally consistent with its surrounding land uses and feature high-quality 

architectural treatments (i.e., each building would feature a variety of building materials, colors and 

textures) to create a contemporary business park environment at a prominent location within the Mission 

Boulevard corridor. Conditions, Covenants, and Restrictions would be placed in effect during operation of 

the Project, which would ensure the Project is maintained at a high level throughout the life of the Project 

and that nuisances are promptly abated. Taken together, the Project would assist the City in creating a 

cohesive land use concept within Mission Boulevard corridor.  

Given the Project’s location within an established industrial area, the Project would assist the City in the 

concentrating non-residential uses away from residential uses in the County. These two land uses can often 

be incompatible due to the operational characteristics of non-residential uses, which by their nature, can 

result in traffic congestion, air emissions, and industrial light and noise. 
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In summary, development of the proposed industrial use within an area generally designated for industrial 

uses would assist the City in maximizing the utility of an industrially-designated vacant parcel to result in 

City- and region-wide economic benefits associated with job creation and the provision of needed services 

to local businesses; in concentrating non-residential uses away from residential areas; and in fulfilling the 

City’s vision for a developed, high-quality business park environment for those wishing to invest in the City.  

4. The Project would provide employment opportunities and reduce the City’s and region’s jobs:housing 

imbalance. The Project is anticipated support a number of temporary construction jobs and approximately 

282 permanent jobs once constructed. The logistics and transportation industry has been one of the 

leading drivers in decreasing the Inland Empire’s unemployment rate, which has dropped from nearly 17% 

in 2010 to approximately 5.4% in 2019 (IEEP 2017; C&W 2022). While salaries for jobs in this sector are 

limited on the higher end, the median pay for workers in the logistics and transportation sector in 2018 

was $49,976, which is above the 2017 average salary per job of $40,457 within the City (IEEP 2019; SCAG 

2019). These jobs are also well suited to a large segment (44%) of the Inland Empire’s relatively young 

workforce with less than a bachelor’s degree, as 80% of workers in the sector had less than an associate’s 

degree (IEEP 2019). The Project would also provide these jobs in an area that is typically seen as jobs-poor 

due to the fact that in 2017, the City supported 18,791 jobs, which is far below the City’s total population 

in 2018 of approximately 40,402 persons (SCAG 2019). Accordingly, it is estimated that only approximately 

780 residents both live and work in the City (City of Montclair 2019). Taken together, the Project would 

provide approximately 282 permanent jobs that are well suited to the area’s workforce, which would 

stimulate economic growth and lower the City and regional unemployment rate.  

5. The Project would result in economic and fiscal benefits as the Project is constructed and operated. The 

Project would stimulate economic growth and diversity within the City by providing flexible industrial 

facilities for businesses wishing to invest in the City. At the Project’s onset, construction spending would 

create an initial one-time stimulus as sales tax revenues are collected during the sales of construction 

materials and as construction workers spend wages in the area. Once operational, the Project would 

increase annual property tax revenues as improvements increase the assessable value of the Project site 

and would also generate additional revenues through the collection of certain other taxes, licenses, and 

fees associated with business operation. The Project would support approximately 282 permanent jobs 

once constructed. The generation of these jobs would result in indirect economic benefits as wages 

associated with these jobs translate to regional economic growth by way of local spending, as well as 

indirect fiscal benefits when wages are spent on goods and services, which generates sales tax revenues 

for the City’s General Fund. The Project would also result in the contribution of fair share costs that would 

be directed towards capital improvements for infrastructure in the area.  

6. The Project would provide direct public infrastructure benefits in the form of capital improvements. The 

Project would involve the construction several capital improvements that would benefit the City. The Project 

would construct 3rd Street through the middle of the Project site in an east-west orientation, connecting the 

areas west of the Project site to Ramona Avenue, a major north-south roadway that traverses the City. The 

Project Applicant would dedicate the approximately 1.54-acres of land necessary for this improvement to 

the City. This roadway would be constructed to its full width and contain sidewalks, gutters, and 

landscaping. The Project would also involve the construction of new sanitary sewer infrastructure within 

3rd Street that would connect to its existing location within 3rd Street west of the Project site. In a similar 

fashion, the Project would also replace a portion of an existing, deteriorating 8-inch sewer line within Mission 

Boulevard. These utility improvements would increase the reliability of the City’s system for existing users.  
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7. The Project would provide the benefit of sustainable design. The Project would stimulate regional economic 

growth while also incorporating a number of project design features and mitigation measures to promote 

environmental sustainability and reduce greenhouse gas emissions that contribute to climate change (see 

EIR Section 4.1, Air Quality of the Draft EIR). The Project’s buildings have been designed to comply with 

Title 24 CalGreen requirements in order to conserve resources, including energy and water. The Project 

would also assist the City in concentrating industrial facilities in a primarily non-residential area. The 

Project’s stormwater system has been designed consistent with the most recent version of the National 

Pollutant Discharge Elimination System permits. The NPDES permits emphasize runoff reduction through 

on-site stormwater use, interception, evapotranspiration, and infiltration through nonstructural controls, 

such as Low Impact Development practices, and conservation design measures. The Project will provide 

approximately 41 parking spaces designated for electric vehicles, and the Project would implement a 

vehicle miles traveled reduction strategies to facilitate increased opportunities for carpooling, bicycling and 

pedestrian travel for employees. Development of the Project in an area that is proximate to regional 

transportation corridors and major metropolitan areas would also reduce vehicle miles traveled associated 

with both truck and automobile trips, reducing the distances that employees and trucks would need to drive 

to access an industrial facility. 

Conclusion 

In light of the foregoing, and the information contained within the Final EIR and other portions of the project record, 

the City concludes that implementation of the proposed Mission Boulevard and Ramona Avenue Business Park 

Project will result in the development of a beneficial project as outlined above. The City also finds that the benefits 

identified above outweigh and make acceptable the significant, unavoidable environmental impacts associated 

with the proposed Project and, accordingly, adopts this Statement of Overriding Considerations.
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1 Introduction 

1.1 Introduction 

California Public Resources Code Section 21081.6 requires that, upon certification of an EIR, “the public agency 

shall adopt a reporting or monitoring program for the changes made to the project or conditions of project approval, 

adopted in order to mitigate or avoid significant effects on the environment. The reporting or monitoring program 

shall be designed to ensure compliance during project implementation.” (PRC Section 21000–21177) 

This Mitigation Monitoring and Reporting Program was developed in compliance with Section 21081.6 of the 

California Public Resources Code and Section 15097 of the CEQA Guidelines (14 CCR 15000–15387 and 

Appendices A–L.), and includes the following information: 

▪ A list of mitigation measures 

▪ The timing for implementation of the mitigation measures 

▪ The party responsible for implementing or monitoring the mitigation measures 

▪ The date of completion of monitoring 

The City of Montclair must adopt this Mitigation Monitoring and Reporting Program, or an equally effective program, 

if it approves the proposed Project with the mitigation measures that were adopted or made conditions of Project 

approval. 
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c
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 b
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 b
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b
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 p
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c
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c
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n
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o
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c
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c
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 b
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 c
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 p
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c
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 d
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 b
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 d
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n
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c
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c
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 b
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 f
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 b
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c
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 c
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 p
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 b
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 p
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c
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c
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 p
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 b
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d
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 d

e
ta

il
s
 o

n
 t

h
e

 k
in

d
s
 o

f 

a
rc

h
a

e
o

lo
g
ic

a
l 
m

a
te

ri
a

ls
 t

h
a

t 
m

a
y 

b
e

 i
d

e
n

ti
fi

e
d

 d
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c
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 l
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c
ti

o
n

 o
f 

s
ig

n
if

ic
a

n
t 

a
rc

h
a

e
o

lo
g
ic

a
l 
re

s
o

u
rc

e
s
. 
E

a
c
h

 w
o

rk
e

r 
s
h

a
ll
 a

ls
o

 l
e

a
rn

 t
h

e
 p

ro
p

e
r 

p
ro

c
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c
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 c
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 c
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 b
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n
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d
d
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s
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y 
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a
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e

n
t 

d
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o
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e
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e
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d
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n
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 d
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 d
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c
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 p
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c
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p
e

rt
a

in
s
 t

o
 

a
rc

h
a

e
o

lo
g
ic

a
l 
m

o
n

it
o

ri
n

g
, 
th

is
 d
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c
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c
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 m
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c
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c
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v
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s
 n

e
e

d
e

d
 (

in
c
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d

e
c
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a
s
e

, 
o
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d
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o
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n
u

e
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o
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n
c
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 b
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c
ti

o
n

 

a
c
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c
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h
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 d
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p
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p
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c
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 d
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a

d
d
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n
a
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w
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n
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D

e
p

e
n

d
in
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p
o

n
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h
e
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n
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n
c
e
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 f
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a
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p
ly

 r
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 f
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n
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 c
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u
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 d
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n
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n
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u
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d
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E
Q
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d
d
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n
a
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w
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u

c
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re
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 r
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b
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 c
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 d
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 c
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 d
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 C
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c
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 m
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