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Executive Summary 

This section summarizes the characteristics of the proposed City of Montclair General Plan Update 
(the Plan), project alternatives, and the project’s environmental impacts.  

Project Proponent 
City of Montclair 
Community Development Department, Planning Division 
5111 Benito Street 
Montclair, California 91763 

Lead Agency Contact Person 
Michael Diaz, Director of Community Development  
City of Montclair 
Community Development Department, Planning Division 
5111 Benito Street 
Montclair, California 91763 
(909) 625-9432 

Project Location 
Montclair is located on the western border of San Bernardino County at the base of the San Gabriel 
Mountains in the Pomona Valley. Pomona lies to the West, Ontario to the east, Claremont and 
Upland to the north, and Chino to the south. The San Bernardino Freeway (I-10) traverses Montclair 
from east to west in the northern portion of the City.  

Project Characteristics 
The proposed project is an update of the City of Montclair General Plan (hereafter referred to as the 
Plan). The Plan is the first comprehensive update of the City’s General Plan since 1999 and 
establishes the community’s vision for orderly development and growth in Montclair. The Plan 
provides comprehensive goals and policies that reflect the community’s vision of Montclair. The 
Plan was developed in accordance with the provisions of state law in effect at the time. The Plan 
reflects and includes updated information relating to current relevant state law. It also provides 
comprehensive policies for the entire City relating to land use/community design, mobility, quality 
of life, resources, services and infrastructure, and health and safety. 

The Plan is organized into twelve chapters, including an introduction, a vision, policies, and actions, 
eight topical chapters, and implementation. The vison establishes the overall concepts for the future 
and provides context and background information on the City and the Plan itself. The State requires 
every General Plan to include seven elements: land use, circulation, conservation, housing, noise, 
open space, and safety, or for those topics to be covered in the General Plan. The Plan has eight 
topical chapters that encompass all the elements required by California General Plan law:  
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 Our Natural Community 
 Our Prosperous Community 
 Our Well Planned Community 
 Our Accessible Community 

 Our Resilient Community 
 Our Healthy and Safe Community 
 Our Active Community 
 Our Creative Community 

These Plan chapters are conceived with a more readily understood vision-based title for each 
General Plan element. This organization also allows an integration of related aspects from each 
element. As shown in Table A.1 of the General Plan and Table ES-1 below, the Plan format satisfies 
the State requirements and addresses many of the optional elements as well. 

Table ES-1 General Plan Chapters 
General Plan Chapters Required/Optional Element Topics Covered 

Our Natural Community  Conservation, 
Open Space  

Air and water, greenhouse gasses, open 
space, hillsides, watersheds, riparian 
areas, plants, and animals 

Our Prosperous Community Economic 
Development 

Fiscal health, economic diversification, 
job growth, tourism 

Our Well Planned 
Community 

Land Use/Design, 
Housing, Parks and 
Recreation 

Place types, visual character, nature of 
intended change, and housing 

Our Accessible Community Circulation Street networks, street types, transit 
services, bicycle and pedestrian systems, 
parking , transportation demand 
management, and performance metrics 

Our Healthy Community Public Health, 
Noise, and Land 
Use 

Physical health, mental health, social capital, 
access to healthy food, and noise 

Our Safe Community Safety Police, fire, and natural hazards 

Our Active Community  Land Use, Open 
Space, Parks and 
Recreation 

Open spaces, parks and recreation 
facilities, and youth and senior 
programs 

Our Creative Community  Culture Arts, culture, schools, libraries, and historic 
resources 

Source: Table A.1, Montclair General Plan 2022  

Each chapter discusses its overall purpose, or vision, as it relates to the Plan as a whole. The policies 
in each chapter then outline how the City plans to achieve this vision. Implementation actions 
designed to help achieve the policies are contained in Section D of the Plan.  

The goal of the Plan is to maintain stable residential neighborhoods, enhance commercial corridors, 
establish industrial and commercial districts that meet local demand, and continue to beautify the 
community with improved streetscapes, gateways, and parks, while improving opportunities for 
walking and biking to a variety of destinations. The Plan focuses on creating a green network for the 
City, mainly along the San Antonio Creek, connecting the western portion of the City from south to 
north with open parks, public space, and more, to increase amenities and improve the ecology of 
the community. City streets are to be used for increased green and transit infrastructure for the 
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public, with a focus on four main street corridors: Central Avenue, Holt Boulevard, Arrow Highway, 
and Mission Boulevard. The Plan also focuses on improving neighborhoods, and reviving 
manufacturing. Policies contained in the various Plan components reflect these goals. The Plan Land 
Use map, shown in Figure ES-1 below, provides an overview of the envisioned future City structure. 

The Arrow Highway Mixed-Use District (AHMUD) Specific Plan is a component of the Plan and 
focuses on the northwest and northeast corners of Montclair. The AHMUD builds off the previous 
specific plans of increased pedestrian and transit oriented downtown. AHMUD West’s focus will be 
Arrow Highway enhancement, and new residential development west of San Antonio Creek and 
north and south of the creek. AHMUD East focuses on Arrow Highway enhancement, a new public 
park, new development on the north and souths side of Arrow Highway, and new development 
facing Central Avenue. The AHMUD Specific Plan incorporates public areas, such as greenways, a 
central park, and private and public open spaces. It also increases mobility through updated 
streetways, transit, sidewalks, bike lanes, and more. The AHMUD Specific Plan includes phasing of 
public infrastructure such as improvements to streetscapes, San Antonio Channel, and parks. 

An updated Housing Element for the City of Montclair is included in the Plan and analyzed in this 
EIR. All proposed population and housing growth relative to the updated Housing Element and the 
rest of the Plan is accounted for and analyzed in this EIR. Rather than analyzing a “maximum 
buildout” scenario, this EIR makes reasonable assumptions about the pace and location of future 
growth based on existing population forecasts and economic and market factors. Generally, new 
development would result from re-use of properties, conversion of uses in response to market 
demand (e.g., select industrial to commercial), and more intense use of land in defined areas. 

A Climate Action Plan (CAP) for the City of Montclair has also been prepared concurrently with the 
Plan. While the CAP is a separate document from the Plan, relevant portions of the CAP have been 
integrated into Plan goals, policies, and implementation programs throughout the relevant Plan 
chapters and sections. The Plan will act as the comprehensive policy document and the CAP will 
provide mechanisms to implement and monitor the GHG reduction opportunities associated with 
City planning policies. Additionally, in this format, the Plan will meet the criteria of a “qualified plan 
for the reduction of greenhouse gases” according to the criteria specified in the CEQA Guidelines, 
which provides a mechanism for tiering and streamlining of GHG emissions analysis for projects that 
are consistent with such a plan. 
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Figure ES-1 General Plan Land Use Map 
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Project Objectives 
The main objectives of the Plan are the following: 

 Creation of a green network for the City, mainly along the San Antonio Creek 
 Connecting the western portion of the City from south to north with open parks, public space, 

and more, to increase amenities and improve the ecology of the community  
 City streets to be used for increased green and transit infrastructure for the public, with a focus 

on four main street corridors: Central Avenue, Holt Boulevard, Arrow Highway, and Mission 
Boulevard 

 Creating a new transit-oriented downtown north of the I-10 freeway that would be created by 
transforming the mall into the town center and preserving and enhancing the current industrial 
areas 

These objectives are discussed in more detail in Section 2.3.1 of this EIR. 

Alternatives 
As required by CEQA, this section evaluates a range of alternatives to the proposed project. 
Alternatives analyzed in Section 6 include the following: 

 Alternative 1: No Project (see Section 6.1) 
 Alternative 2: Reduced Growth Alternative (see Section 6.2) 

Each of the alternatives discussed in this section has certain advantages and disadvantages as 
compared to the proposed Plan, as described below. 

No Project (Current General Plan). The “No Project” alternative involves continued implementation 
of the City’s current General Plan, which was adopted in 1999. The City also considered a “No 
Growth” alternative, but rejected it as infeasible for the reasons discussed in Section 6.3 of this EIR. 
The No Project alternative assumes that the City’s existing General Plan policies would continue to 
facilitate development in accordance with existing land use designations. The overall amount of 
growth anticipated to occur under the City’s current General Plan is less than what could be 
facilitated under the proposed Plan. The proposed Plan increases allowed density in areas including 
the AHMUD Specific Plan Area, Downtown (as described under Project Objectives), and 
transportation corridors and as a result increases the general plan capacity for residential and 
commercial development. The proposed Plan would allow for an increase in the amount of 
development overall in the City because it allows increased residential and commercial 
development in these key focus areas. Therefore, it also increases the City’s total potential 
population and amount of commercial development compared to current plan. Under the current 
General Plan, the City’s population would not be expected to reach the SCAG forecast of 42,700 by 
2040, while under the proposed Plan future residential growth is predicted to increase the City’s 
total population to 68,798. SCAG forecasts for population, households, and employment in 
Montclair through the year 2040 are shown in Table 4.14-4 of Chapter 4.14, Population and Housing 
of this EIR.  

While the Plan preserves the existing pattern of uses in most of the Plan Area, and provides for 
protection of established neighborhoods, it also identifies focus areas, including downtown areas, 
corridors and industrial areas that may provide opportunities to transition over time with 
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adjustments in land use, beautification, and place making. In contrast, the No Project Alternative 
would continue to facilitate development in the same pattern as currently seen in the Plan Area. 
This pattern of land uses is reflected in the City’s current Land Use Map, shown in Figure 4.11-1 of 
this EIR. Under the Plan, new development would generally result from re-use of properties, infill 
development on vacant lots, conversion of uses in response to market demand (e.g., select 
industrial to commercial), and more intense use of land in defined areas. Growth would be 
redirected to corridors in the Downtown Transit area, various transportation corridors, and the 
Arrow Highway Mixed Use District (AHMUD), all areas where viable infrastructure is already in 
place. While new development under the No Project Alternative would also result from re-use of 
properties, conversion of uses in response to market demand, and development on vacant lots, this 
alternative would not include as much land zoned for medium-density residential or mixed use 
development as the focus areas included under the Plan, and new development would therefore be 
spread throughout the Plan Area rather than in defined areas. Therefore, rather than potentially 
creating more intense use of land in the geographically well-defined focus areas, a lower amount of 
new, market-driven development would occur, and this development would likely be spread more 
widely across the Plan Area, without the adjustments in land use, beautification, and place making 
included in the Plan. 

Reduced Growth Alternative. The Reduced Growth Alternative (Alternative 2) is included in this 
section of the EIR to address potential growth-related impacts associated with the Plan. The 
Reduced Growth Alternative is based in part on a market analysis completed by HR&A Advisors Inc. 
(HR&A) that analyzed the potential support for development in the City from 2018 to 2040. This 
analysis assumes Citywide development would be near the “low range” projections included in the 
market analysis and shown in Table 2-5 of this EIR.  

Implementation of the Reduced Growth Alternative would result in development within the Plan 
Area that would generally meet the project objectives established for the Plan, although in some 
cases to a lesser degree than the Plan. The amount of new development in the Plan Area over the 
next 28 years called for under the Plan is based on a market assessment prepared as part of the 
Plan. This market assessment was also the basis for the goals, policies, and actions contained in Plan 
Chapter C2, Our Prosperous Community. The goal of this chapter is to addresses how Montclair can 
attract and retain high-wage and high value enterprises and diversify and increase the local tax 
base. The Reduced Growth Alternative would not achieve this goal, or the policies and actions 
designed to help achieve this goal, to as great a degree as the Plan because it would not attract or 
create as many jobs, create as much economic growth nor increase the local tax base to the same 
extent as the growth accommodated by the Plan.  

 Environmentally Superior Alternative. When the two alternatives (No Project and Reduced 
Growth) are compared to each other and the Plan, the Reduced Growth Alternative would be 
environmentally superior because apart from greater impacts to Land Use and Planning and 
Transportation and Traffic, it would have reduced or similar environmental impacts to the Plan, 
while the No Project Alternative would result in greater impacts to Biological Resources, Cultural 
Resources, Energy, Hazards and Hazardous Materials, Noise, Transportation and Traffic, Tribal 
Cultural Resources and Utilities and Service Systems with reduced impacts in Air Quality, 
Hydrology and Water Quality, and Population and Housing. 

 Alternatives Considered but Rejected. The following alternatives were considered, but rejected 
because they either did not meet the objectives of the project, would not be feasible, or would 
not avoid or substantially lessen one or more significant effects of the proposed project: 
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 Relocated Focus Areas. The Relocated Focus Areas Alternative considered include various 
scenarios that would relocate the focus area of development included in the Plan. This 
would involve shifting the location of one of the focus areas identified in the Plan, such as 
the Downtown Transit area or AHMUD, in an attempt to avoid growth-related impacts in 
certain areas. In particular, this alternative would be intended to avoid or lessen traffic 
impacts resulting from the Plan described in section 4.17 Transportation of this EIR. The 
Transportation Impact Analysis (TIA) cited in the Transportation chapter of this EIR found 
that buildout of the Plan would result in a Level of Significance (LOS) “E” at 10 of the 46 
roadway segments analyzed in the TIA. LOS E signifies unstable operation and congestion on 
that roadway segment.  
Seven out of the 10 “LOS E” roadway segments are located on Central Avenue or Monte 
Vista Avenue, which are important north-south arteries through the Plan Area, with another 
“LOS E” roadway segment on Holt Boulevard, which is an important east-west artery 
through the Plan Area. The Plan identifies Central Avenue corridor, Holt Boulevard corridor, 
and the Downtown Transit area as key focus areas for future development. The impacted 
road segments on Monte Vista Avenue are also located in or near the Downtown Transit 
area.  
Relocation of the focus areas of development included in the Plan would not reduce traffic 
in the Plan Area as a whole. Rather, it would simply move it to different areas of the Plan 
Area. Additionally, moving the focus areas away from the areas identified in the Plan could 
push traffic to streets where viable infrastructure is not in place to support this level of 
development. Furthermore, the TIA found that overall impacts on transportation were 
determined to be less than significant under CEQA. Therefore, these scenarios were 
rejected from further consideration and this option was not included as an alternative in the 
analysis. 

 No Growth. The No Growth alternative would mean no more development compared to 
current conditions. This option was determined to be infeasible. The No Growth alternative 
is not realistic because some development in Montclair is already allowed under existing 
land use designations and zoning, and in some cases may have already received approvals 
or other entitlements. The No Growth alternative would require a growth moratorium 
ordinance that would restrict property development rights that already exist under existing 
policies and regulations, which could raise issues related to property rights and takings. 
Additionally, the No Growth alternative would not meet several of the main objectives of 
the plan , listed below and discussed in Section 2.3.1 of this EIR.  
− Creation of a green network for the City, mainly along the San Antonio Creek 
− Connecting the western portion of the City from south to north with open parks, public 

space, and more, to increase amenities and improve the ecology of the community 
− City streets to be used for increased green and transit infrastructure for the public, with 

a focus on four main street corridors: Central Avenue, Holt Boulevard, Arrow Highway, 
and Mission Boulevard. 

− Creating a new transit-oriented downtown north of the I-10 Freeway that would be 
created by transforming the mall into the town center and preserving and enhancing 
the current industrial areas. 

The creation of a new transit-oriented downtown would not be possible without development of 
new residential and non-residential projects, which would induce growth in the Plan Area. If the 



City of Montclair 
Montclair 2020 General Plan Update and Arrow Highway Mixed-Use District (AHMUD) Specific Plan 

 
ES-8 

green network, open space, and transit improvements listed as objectives of the Plan are not 
considered growth, they could still be considered under the No Growth alternative. However, 
without development growth the City would have to find a funding mechanism for public 
improvements without development fees or development related revenues. Therefore, feasibly 
meeting these objectives under the City’s current fiscal structure would not be possible under the 
No Growth alternative: 

The No Growth alternative would not meet these objectives because all of them would require at 
least some development. Therefore, this scenario was rejected from further consideration and this 
option was not included as an alternative in the analysis. No other alternatives were identified that 
would feasibly attain most of the basic project objectives, but also avoid or substantially lessen the 
significant effects of the project. 

Areas of Known Controversy and Issues to be Resolved 
Responses to the Notice of Preparation (NOP) of a Draft EIR and input received at the EIR scoping 
meeting held by the City are summarized in Chapter 1, Introduction and Table 1-1 of that section. 
No known areas of controversy or other issues to be resolved have been identified based on this 
public input.  

Required Approvals  
With recommendations from the City’s Planning Commission, the Montclair City Council will need to 
take the following discretionary actions in conjunction with the Plan: 

 Certification of the Final EIR for the Plan 
 Approval of the Plan 

An updated Housing Element for the City of Montclair is included in the Plan and analyzed in this 
EIR. All proposed population and housing growth relative to the updated Housing Element and the 
rest of the Plan is accounted for and analyzed in this EIR. The City plans to adopt and then submit 
the updated Housing Element to the California Department of Housing and Community 
Development (HCD) for review, comment, and certification prior to adoption of the rest of the Plan 
to comply with State guidance related to required and recommended deadlines for submissions of 
Housing Elements, as described in the Housing Element of the Plan. 

The Plan does not involve any annexation of lands or adjustments to the City’s SOI. If annexation is 
pursued in the future, it would require approval from the San Bernardino County Local Agency 
Formation Commission (LAFCo). The California Department of Conservation, Division of Mines and 
Geology, has no discretionary authority over the Plan, but will review the plans and policies relating 
to seismic safety for compliance with state regulations. 

The City will amend its Development Code following adoption of the Plan to maintain consistency 
between the Plan and the Development Code, including specific land use regulations for parcel 
development defined in the Development Code. This action will, however, be carried out 
subsequent to, and separately from, the discretionary actions analyzed in this EIR. 

The City of Montclair is the lead agency under CEQA for this EIR because it has primary discretionary 
authority to determine whether or how to approve the Plan. Although there are no responsible 
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agencies for the Plan1, several other agencies have review authority over aspects of the Plan or 
approval authority over projects that could potentially be implemented in accordance with various 
objectives and policies included in the Plan. These agencies include the state geologist, Caltrans, the 
California Department of Fish and Wildlife (CDFW), transit agencies responsible for new or existing 
transit facilities serving the Plan Area, LAFCo, and the Inland Empire Utilities Agency (IEUA). The 
potential roles of these agencies are further described in Section 1.3, Lead, Responsible, and Trustee 
Agencies of this EIR.  

Summary of Impacts and Mitigation Measures 
Table ES-2 summarizes the environmental impacts of the Plan, proposed mitigation measures, and 
residual impacts. Impacts are categorized by their severity. Significant and Unavoidable impacts 
require a statement of overriding considerations to be issued per Section 15093 of the CEQA 
Guidelines if the Plan is approved. Impacts classified as Less than Significant with Mitigation 
Incorporated are significant adverse impacts that can be feasibly mitigated to a less than significant 
level and that require findings to be made under Section 15091 of the CEQA Guidelines. Less than 
Significant impacts are those that do not exceed identified thresholds and do not require findings. 
No Impact indicates the Plan would have no effect on environmental conditions or would reduce 
existing environmental problems or hazards.  

 

 
1 Section 15381 of the CEQA Guidelines defines a responsible agency as “A public agency which proposes to carry out or approve a 
project, for which a lead agency is preparing or has prepared an EIR or Negative Declaration. For purposes of CEQA, responsible agencies 
include all public agencies other than the lead agency that have discretionary approval authority over the project.” 



City of Montclair 
Montclair 2020 General Plan Update and Arrow Highway Mixed-Use District (AHMUD) Specific Plan 

 
ES-10 

Table ES-2 Summary of Impacts, Mitigation Measures, and Significance after Mitigation 
Impact Mitigation Measure Significance After Mitigation 

Aesthetics 

Impact AES-1: The Plan would facilitate new development in the Plan Area, and may affect 
public views of scenic vistas, but adherence to Municipal Code requirements, development 
review procedures, City policies, and requirements in the AHMUD Specific Plan would 
reduce potential impacts to scenic vistas to a less than significant level. 

None required beyond compliance 
with applicable regulations and 
development review procedures. 

Less than significant without 
mitigation. 

Impact AES-2: The Plan would facilitate development and activities that have the potential 
to impact scenic resources, including trees, rock outcroppings, and historic buildings. Future 
development could result in direct impacts to scenic resources should construction result in 
the physical demolition, destruction, relocation, or alteration of a scenic resource. 
compliance with City development review procedures would reduce potential impacts to 
scenic vistas to a less than significant level. 

None required. Less than significant without 
mitigation. 

Impact AES-3: While the Plan would accommodate development that would alter the visual 
character of the Plan Area, it also contains policies and actions designed to protect and 
improve the visual character and quality of the community, including the Plan’s focus areas. 
These policies and actions would be applied and enforced through the City’s standard 
development review procedures. Impacts would be less than significant. 

None required beyond compliance 
with applicable Plan policies and 
supporting City regulations. 

Less than significant without 
mitigation. 

Impact AES-4: New development carried out under the Plan would add new sources of light 
and glare to the Plan Area, but all development would be required to comply with the City’s 
lighting regulations and impacts would therefore be less than significant. 

None required. Less than significant without 
mitigation. 

Agriculture and Forestry Resources 

Impact AG-1: The Plan Area is almost entirely developed with urban uses and does not 
contain Farmland, land zoned for agricultural use, or land under Williamson Act contract. 
Implementation of the Plan would not result in the conversion of Farmland, a conflict with 
existing zoning for agricultural use or a Williamson Act contract, or the conversion of 
Farmland to non-agricultural use, and there would be no impact.  

None required. Less than significant without 
mitigation. 

Impact AG-2: The Plan Area does not contain forest land, timberland, or timberland zoned 
Timber Production. Implementation of the Plan would not result in the loss or conversion of 
forest land or conflicts with existing zoning for forest land, timberland, or Timberland 
Production. There would be no impact. 

None required. Less than significant without 
mitigation. 
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Impact Mitigation Measure Significance After Mitigation 

Air Quality 

Impact AQ-1: Individual development projects carried out under the Plan would generate 
construction and Operational-related emissions. Such emissions may conflict with or 
obstruct the implementation of the SCAQMD’s Air Quality Management Plan. 
Implementation of Plan policies, compliance with existing regulations, and implementation 
of mitigation would reduce construction- and operational emissions, but not necessarily to a 
less than significant level. This impact would be significant and unavoidable. 

MM-AQ-1 Tier 4 and Alternatively 
Fueled Equipment 
All mobile off-road equipment 
(wheeled or tracked) greater than 50 
horsepower used during construction 
activities shall meet the United States 
Environmental Protection Agency 
(USEPA) Tier 4 final standards. Tier 4 
certification can be for the original 
equipment or equipment that is 
retrofitted to meet the Tier 4 Final 
standards. In the event of specialized 
equipment where Tier 4 Final 
equipment is not commercially 
available at the time of construction, 
the equipment shall meet Tier 3 
standards at a minimum. Alternative 
Fuel (natural gas, propane, electric, 
etc.) construction equipment shall be 
incorporated where available. Where 
electric vehicles are feasible, electrical 
vehicles shall be incorporated into the 
construction fleet. These requirements 
shall be incorporated into the contract 
agreement with the construction 
contractor. A copy of the equipment’s 
certification or model year 
specifications shall be available upon 
request for all equipment onsite. All 
equipment less than 50 horsepower 
shall be alternatively fueled. Electricity 
shall be supplied to the site from the 
existing power grid to support the 
electric construction equipment. If 
connection to the grid is determined 
to be infeasible for portions of the 

Implementation of Mitigation 
Measures MM-AQ-1 through MM-
AQ-3 would reduce air quality 
impacts and therefore contribute to 
reductions in regional air quality 
pollution consistent with the goals 
of the AQMP. However, given the 
unknown specifics of each individual 
project, there is the potential that 
even with these measures, 
operational impacts would remain 
significant and unavoidable. 
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Impact Mitigation Measure Significance After Mitigation 

project, a non-diesel fueled generator 
shall be used. 

MM-AQ-2 Architectural Coating 
All architectural coating phases shall 
be extended, or Low/zero VOC 
coatings shall be implemented such 
that emissions are reduced to below 
75 lbs/day. 

MM-AQ-3 Hearth 
Multi-family residential developments 
shall not incorporate wood or natural 
gas fireplaces. Electric fireplaces are 
allowable under this mitigation 
measure. 

Impact AQ-2: Individual development projects carried out under the Plan would generate 
construction and operational-related emissions. Such emissions may result in adverse 
impacts to regional air quality. Implementation of Plan policies, compliance with existing 
regulations, and implementation of mitigation would reduce construction and operational 
emissions, but not always to a less than significant level. This impact would be significant 
and unavoidable. 

Implementation of mitigation 
measures MM AQ-1 through MM AQ-3 
would reduce emissions for individual 
projects carried out under the Plan. 

With incorporation of mitigation 
measures AQ-2 and AQ-3, emissions 
from construction activities could be 
reduced to less than significant 
levels for individual projects 
implemented under the Plan. 
Adherence to applicable Plan 
policies, SCAQMD rules, and feasible 
mitigation would reduce potential 
construction-related impacts to the 
greatest extent possible. However, 
given the unknown specifics of each 
individual project, there is the 
potential that even with these 
measures, construction impacts 
would remain significant and 
unavoidable. 

Impact AQ-3: Individual development projects carried out under the Plan would generate 
construction- and operational-related emissions. Such emissions may result in adverse 
impacts to local air quality. Implementation of Plan policies, compliance with existing 
regulations, and implementation of mitigation would reduce construction and operational 

Implementation of mitigation 
measures MM AQ-1 and MM AQ-3 
would reduce construction and 
operational related localized emissions 

With implementation of mitigation 
measure MM-AQ-1, exhaust 
emissions of PM10 and PM2.5 would 
be reduced from the that of a 
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Impact Mitigation Measure Significance After Mitigation 

emissions, but not necessarily to a less than significant level. This impact would be 
significant and unavoidable. 

for individual projects carried out 
under the Plan. 

standard construction fleet. The 
reduction of exhaust PM10 and PM2.5 
reduces DPM emissions from the 
operation of diesel construction 
equipment. The reduction of DPM 
reduces cancer and non-
carcinogenic risk to nearby sensitive 
receptors to less than significant 
levels. With implementation of 
Mitigation Measure AQ-3, PM10 and 
PM2.5 emissions could be reduced to 
below regulatory thresholds and 
therefore would be less than 
significant. However, given the 
unknown specifics of each individual 
project, there is the potential that 
even with these measures, 
operational impacts would be 
significant and unavoidable. 

Impact AQ-4: Individual development projects carried out under the Plan would generate 
construction- and operation-related odors. Such emissions may result in temporary impacts 
to local air quality. Implementation of Plan policies and compliance with existing regulations 
would reduce odor emissions to a less than significant level.  

None required beyond compliance 
with applicable regulations. 

Less than significant without 
mitigation. 

Biological Resources 

Impact BIO-1: The Plan Area is largely urbanized, and the Plan would prioritize development 
on infill sites that have been previously developed and/or disturbed. Nevertheless, 
reasonably foreseeable development carried out under the Plan could potentially adversely 
impact special-status species or their habitat. Local special-status species and nesting birds 
are expected to occur within the Plan Area during potential construction periods and may 
be affected by construction activity. Impacts would be less than significant with adherence 
to Plan goals and policies and Mitigation Measures BIO-1 through BIO-4. 

MM-BIO-1 Pre-Construction Biological 
Resources Reconnaissance Survey and 
Reporting 
For projects that require vegetation 
removal, ground disturbance of 
unpaved areas, parking or staging of 
equipment or material on unpaved 
areas, access routes on unpaved areas, 
or rehabilitation or construction 
staging within 300 feet of unpaved 
areas (except for landscaped 
developed areas) that contain or have 
the potential to support special-status 

Implementation of Mitigation 
Measures BIO-1 through BIO-4 
would reduce potential impacts to 
special-status, locally important 
species, sensitive habitats, and 
nesting birds to less than significant 
levels. 
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Impact Mitigation Measure Significance After Mitigation 

species, sensitive natural communities, 
or suitable habitat to support special-
status species, the following shall 
apply: 
Prior to the issuance of a grading 
permit, a qualified biologist shall be 
retained by the project applicant to 
conduct a biological resources 
reconnaissance survey of the site. The 
biological resources assessment shall 
characterize the biological resources 
present on the project site and 
evaluate the presence or absence of 
sensitive species and habitats. 
If the biologist determines that special-
status plant species may occur, 
focused surveys for special-status 
plants shall be completed in 
accordance with Protocols for 
Surveying and Evaluating Impacts to 
Special Status Native Plant Populations 
and Sensitive Natural Communities 
(CDFW, March 20, 2018) and 
Guidelines for Conducting and 
Reporting Botanical Inventories for 
Federally Listed, Proposed and 
Candidate Plants (USFWS, September 
23, 1996). If it is determined that the 
project site has suitable habitat for 
special-status wildlife such as 
burrowing owl, focused surveys shall 
be conducted to determine 
presence/absence including species-
specific surveys in accordance with 
CDFW or USFWS protocols for 
sensitive, State or federally listed 
species, respectively, that may occur. 
If the biologist determines that 
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Impact Mitigation Measure Significance After Mitigation 

sensitive habitats and/or regulated 
aquatic resources may be present, 
additional focused studies to further 
assess and delineate the habitat (such 
as a formal jurisdictional 
determination for wetlands and 
waters) will be conducted.  
A report shall be prepared that 
identifies 1) approximate population 
size and distribution of any sensitive 
plant or animal species, 2) any 
sensitive habitats or sensitive natural 
communities (such as wetlands or 
riparian areas), and 3) any potential 
impacts of proposed project on 
wildlife corridors. Off-site areas that 
may be directly or indirectly affected 
by the individual project shall also be 
surveyed. The report shall include site 
location, literature sources, 
methodology, timing of surveys, 
vegetation map, site photographs, and 
descriptions of on-site biological 
resources (e.g., observed and detected 
species, as well as an analysis of those 
species with the potential to occur on-
site). The biological resources 
assessment report and surveys shall be 
conducted by a qualified biologist, and 
any special status species surveys shall 
be conducted according to standard 
methods of surveying for the species 
as appropriate.  
If sensitive species and/or habitat are 
absent from the individual project site 
and adjacent lands potentially affected 
by the individual project, a written 
report substantiating such shall be 
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submitted to the City Planning Division 
prior to issuance of a grading permit, 
and the project may proceed without 
any further biological investigation. 
If it is determined that a special-status 
species and/or habitats may be 
impacted by a project, the biological 
report shall identify additional 
mitigation measures such as 
avoidance, minimization, restoration, 
or compensation to reduce impacts to 
a less that significant level prior to 
issuance of a development permit 
from the City. In the case of ESA 
and/or CESA listed species 
consultation with USFWS and/or 
CDFW shall occur prior to issuance of a 
development permit from the City to 
determine measures to address 
impacts such as avoidance, 
minimization, restoration, or 
compensation. In the case of regulated 
aquatic resources, the USACE, CDFW, 
and RWQCB will be consulted 
regarding their respective jurisdictions 
and any necessary permits obtained 
prior to issuance of a development 
permit from the City. 
If the biologist determines that wildlife 
movement corridors are present on a 
project site, consultation with the 
appropriate agency (i.e. City, USFWS, 
and/or CDFW) shall occur prior to 
issuance of a development permit 
from the City to determine measures 
to address impacts such as avoidance, 
minimization, restoration, or 
compensation. The analyses shall also 
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describe project impacts to wildlife 
movement, considering the existing 
and post-project opportunities present 
to wildlife to enter and exit the project 
site. 

MM-BIO-2 Pre-Construction Bird 
Surveys, Avoidance, and Notification 
Construction activities initiated during 
the bird nesting season (February 1 
through August 31) involving removal 
of trees, vegetation or other nesting 
bird habitat, including abandoned 
structures and other man-made 
features, a pre-construction nesting 
bird survey shall be conducted no 
more than three days prior to 
initiation of ground disturbance and 
vegetation removal activities. The 
nesting bird pre-construction survey 
shall be conducted on foot and shall 
include a 500-foot buffer around the 
construction site. The survey shall be 
conducted by a biologist familiar with 
the identification of avian species 
known to occur in southern California 
coastal communities (i.e., qualified 
biologist). If nests are found, an 
avoidance buffer shall be determined 
by a qualified biologist dependent 
upon the species, the proposed work 
activity, and existing disturbances 
associated with land uses outside of 
the site, which shall be demarcated by 
the biologist with bright orange 
construction fencing, flagging, 
construction lathe, or other means to 
demarcate the boundary. All 
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construction personnel shall be 
notified as to the existence of the 
buffer zone and to avoid entering the 
buffer zone during the nesting season. 
No ground disturbing activities shall 
occur within the buffer until the 
biologist has confirmed that breeding/ 
nesting is completed, and the young 
have fledged the nest. Encroachment 
into the buffer shall occur only at the 
discretion of the qualified biologist on 
the basis that the encroachment will 
not be detrimental to an active nest. A 
report summarizing the pre-
construction survey(s) shall be 
prepared by a qualified biologist and 
shall be submitted to the City prior to 
the commencement of construction 
activities.  
Proposed project site plans shall 
include a statement acknowledging 
compliance with the federal MBTA and 
CFGC that includes avoidance of active 
bird nests and identification of Best 
Management Practices to avoid 
impacts to active nests, including 
checking for nests prior to 
construction activities during February 
1 to August 31 and what to do if an 
active nest is found so that the nest is 
not inadvertently impacted during 
grading or construction activities. 

MM-BIO-3 Pre-Construction Bat 
Surveys 
To avoid the direct loss of bats that 
could result from removal of trees 
and/or structures that are confirmed 
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to support a maternity bat roost (e.g., 
in cavities, under loose bark or in 
structures such as bridges and 
abandoned buildings), tree removal or 
structure demolition shall be 
scheduled between October 1 and 
February 28, outside of the maternity 
roosting season. If trees and/or 
structures must be removed during 
the maternity season (March 1 to 
September 30), a qualified bat 
specialist shall conduct a focused 
survey to identify those trees and/or 
structures proposed for disturbance 
that could provide hibernacula or 
nursery colony roosting habitat for 
bats. 
Each tree and/or structure identified 
as potentially supporting an active 
maternity roost shall be closely 
inspected by the bat specialist prior to 
tree disturbance to determine the 
presence or absence of roosting bats. 
If it is determined that a bat roost may 
be present, a Bat Avoidance Plan shall 
be prepared and approved by CDFW 
prior to issuance of a development 
permit from the City. The Plan shall 
identify bat survey methods and 
materials and methods to exclude or 
prevent bats from using the roost 
without directly impacting any bats.  

MM-BIO-4 Worker Environmental 
Awareness Program and Construction 
Monitoring 
A biological monitor shall also conduct 
a pre-project environmental education 
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program for all personnel working at 
the site, which shall be focused on 
conditions and protocols necessary to 
avoid and minimize potential impacts 
to biological resources. Prior to 
initiation of all construction activities 
(including staging and mobilization), all 
personnel associated with project 
construction shall attend a Worker 
Environmental Awareness Program 
(WEAP) training, conducted by a 
qualified biologist, to aid workers in 
recognizing special status biological 
resources potentially occurring in the 
project area. This training will include 
information about the special-status 
species with potential to occur in the 
project area. The specifics of this 
program shall include identification of 
special-status species and habitats, a 
description of the regulatory status 
and general ecological characteristics 
of special-status resources, and review 
of the limits of construction and 
measures required to avoid and 
minimize impacts to biological 
resources within the work area. A fact 
sheet conveying this information shall 
also be prepared for distribution to all 
contractors, their employees, and 
other personnel involved with 
construction of the project. All 
employees shall sign a form provided 
by the trainer documenting they have 
attended the WEAP and understand 
the information presented to them. 
The crew foreman shall be responsible 
for ensuring crew members adhere to 
the guidelines and restrictions 
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designed to avoid impacts to special-
status species and sensitive natural 
communities 

Impact BIO-2: Reasonably foreseeable development carried out under the Plan would not 
adversely impact riparian habitat or other sensitive natural communities during project 
construction. Impacts would be less than significant with adherence to General Plan policies 
along with compliance to state and federal regulations. Impacts would be less than 
significant. 

None required beyond compliance 
with applicable Plan policies and 
regulations. 

Less than significant without 
mitigation. 

Impact BIO-3: Development carried out under the Plan would largely avoid impacts to 
wildlife movement corridors by emphasizing intensification/reuse of existing urbanized 
areas. Impacts would be less than significant with incorporation of General Plan policies 
along with compliance with state and federal regulations. Impacts would be less than 
significant. 

None required beyond compliance 
with applicable Plan policies and 
regulations. 

Less than significant without 
mitigation. 

Impact BIO-4: The Plan would not conflict with an adopted Habitat Conservation Plan, 
Natural Community Conservation Plan, or other approved local, regional, or state habitat 
conservation plan. There would be no impact. 

None required beyond compliance 
with applicable Plan policies and 
regulations. 

Less than significant without 
mitigation. 

Cultural Resources 

Impact CUL-1: The plan has the potential to result in a significant impact if development 
carried out under the Plan would cause a substantial adverse change in the significance of a 
historical resource. This impact would be significant and unavoidable.  

MM-CUL-1 Historical Resources 
A historical resources evaluation shall 
be prepared for any discretionary 
project carried out under the General 
Plan Update involving the demolition 
or physical alteration of any building, 
structure, object, or other built 
environment feature that is 45 years 
of age or older. The evaluation shall be 
prepared by a qualified architectural 
historian or historian who meets the 
Secretary of the Interior’s Professional 
Qualifications Standards (PQS) in 
architectural history or history. The 
qualified architectural historian or 
historian shall conduct an intensive-
level evaluation in accordance with the 
guidelines and best practices 
promulgated by the State Office of 

Implementation of Mitigation 
Measure CUL-1 would reduce 
impacts to historical resources by 
identifying and evaluating significant 
historical resources and managing 
relocation, rehabilitation, or 
alteration in compliance with the 
Standards as applicable. However, 
even with implementation of this 
mitigation measure, historical 
resources could still be materially 
impaired by future development 
that carried out under the General 
Plan. While HABS documentation 
would reduce these impacts to the 
greatest extent feasible in cases 
where compliance with the 
Standards or avoidance is not 
possible, legal precedent has 
established that such a measure 
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Historic Preservation to identify any 
potential historical resources within 
the proposed development site. All 
properties 45 years of age or older 
shall be evaluated within their historic 
context and documented in a report 
meeting the State Office of Historic 
Preservation guidelines. All evaluated 
properties shall be documented on 
Department of Parks and Recreation 
Series 523 Forms. The report will be 
submitted to the City for review and 
concurrence. If the property is already 
listed in the NRHP, CRHR, or as a 
Landmark in Montclair, the historical 
resources evaluation described above 
shall not be required.  
If historical resources are identified 
within the development site of a 
proposed development, efforts shall 
be made to the extent feasible to 
ensure that impacts are mitigated. 
Application of mitigation shall 
generally be overseen by a qualified 
architectural historian or historic 
architect meeting the PQS, unless 
unnecessary in the circumstances (e.g., 
preservation in place). In conjunction 
with any development application that 
may affect the historical resource, the 
historical resources evaluation report 
shall also identify and specify the 
treatment of character-defining 
features and construction activities. 
Efforts shall be made to the greatest 
extent feasible to ensure that the 
relocation, rehabilitation, or alteration 
of the resource is consistent with the 

cannot mitigate impacts to a level of 
less than significant because the loss 
of historical fabric cannot be readily 
compensated for by 
commemorative mitigation. 
Therefore, impacts would be 
significant and unavoidable. 
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Secretary of the Interior’s Standards 
for the Treatments of Historic 
Properties (Standards). In accordance 
with CEQA, a project that has been 
determined to conform with the 
Standards generally would not cause a 
significant adverse direct or indirect 
impact to historical resources (14 CCR 
§ 15126.4(b)(1)). Application of the 
Standards shall be overseen by a 
qualified architectural historian or 
historic architect meeting the PQS. In 
conjunction with any development 
application that may affect the 
historical resource, a report identifying 
and specifying the treatment of 
character-defining features and 
construction activities shall be 
provided to the City for review and 
concurrence. As applicable, the report 
shall demonstrate how the project 
complies with the Standards and be 
submitted to the City for review and 
approval prior to the issuance of any 
permits. 
If significant historical resources are 
identified on a development site and 
compliance with the Standards and or 
avoidance is not possible, appropriate 
site-specific mitigation measures shall 
be established and undertaken. 
Mitigation measures may include 
documentation of the historical 
resource in the form of a Historic 
American Building Survey (HABS)-Like 
report. The report shall comply with 
the Secretary of the Interior’s 
Standards for Architectural and 
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Engineering Documentation and shall 
generally follow the HABS Level III 
requirements, including digital 
photographic recordation, detailed 
historic narrative report, and 
compilation of historic research. The 
documentation shall be completed by 
a qualified architectural historian or 
historian who meets the PQS and 
submitted to the City prior to issuance 
of any permits for demolition or 
alteration of the historical resource. 

Impact CUL-2: The Plan has the potential to result in a significant impact if development 
carried out under the Plan would cause a substantial adverse change in the significance of 
an archaeological resource, including those that qualify as historical resources. This impact 
would be significant but mitigable. 

MM-CUL-2 Phase I Archaeological 
Resources Study 
For any project carried out under the 
General Plan Update, the City and/or 
project applicant shall investigate the 
potential to disturb archaeological 
resources. If the project will involve 
any ground disturbance (unless the 
project site is within soils that can be 
reliably demonstrated as being non-
native or artificial fill) a Phase I cultural 
resources study shall be performed by 
a qualified professional meeting the 
Secretary of the Interior’s (SOI’s) 
Professional Qualification Standards 
(PQS) for archaeology (National Park 
Service 1983). If a project would solely 
involve the refurbishment of an 
existing building and no ground 
disturbance would occur, this measure 
would not be required. The Phase I 
cultural resources study shall include a 
pedestrian survey of the project site 
and sufficient background research 
and field sampling to determine 
whether archaeological resources may 

Implementation of mitigation 
measures CUL-2 through CUL-8 
would reduce impacts to 
archaeological resources to less 
than significant levels by ensuring 
the avoidance of archeological 
resources to the extent feasible, or 
by identifying, evaluating, and 
conducting data recovery of 
archaeological resources that may 
be impacted by future projects in a 
timely manner. 
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be present. Archival research shall 
include a records search of the South 
Central Coastal Information Center no 
more than two years old and a Sacred 
Lands File search with the NAHC. The 
Phase I technical report documenting 
the study shall include 
recommendations that must be 
implemented prior to and/or during 
construction to avoid or reduce 
impacts on archaeological resources. 
The report shall be submitted to the 
City of Montclair for review and 
approval prior to the issuance of any 
grading or construction permits. 
Recommendations in the Phase I 
technical report shall be made 
Conditions of Approval and shall be 
implemented throughout all ground 
disturbance activities. 

MM-CUL-3 Extended Phase 1 Testing 
For any projects proposed within 100 
feet of a known archaeological site 
and/or in areas identified as sensitive 
by a Phase I study [Mitigation Measure 
CUL-2], the project applicant shall 
retain a qualified archaeologist to 
conduct an Extended Phase I (XPI) 
study to determine the 
presence/absence and extent of 
archaeological resources on the 
project site. XPI testing should 
comprise a series of shovel test pits 
and/or hand augured units and/or 
mechanical trenching to establish the 
boundaries of archaeological site(s) on 
the project site. If the boundaries of 



City of Montclair 
Montclair 2020 General Plan Update and Arrow Highway Mixed-Use District (AHMUD) Specific Plan 

 
ES-26 

Impact Mitigation Measure Significance After Mitigation 

the archaeological site are already well 
understood from previous 
archaeological work, an XPI will not be 
required. If the archaeological 
resource(s) of concern are Native 
American in origin, the qualified 
archaeologist shall confer with local 
California Native American tribe(s). 
All archaeological excavation shall be 
conducted by a qualified 
archaeologist(s) under the direction of 
a principal investigator meeting the 
SOI’s PQS for archaeology (National 
Park Service 1983). If an XPI report is 
prepared, it shall be submitted to the 
City of Montclair for review and 
approval prior to the issuance of any 
grading or construction permits. 
Recommendations contained therein 
shall be implemented for all ground 
disturbance activities. 

MM-CUL-4 Archaeological Site 
Avoidance  
Any identified archaeological sites 
(determined after implementing 
mitigation measures CUL-2 and/or 
CUL-3) shall be avoided by project-
related construction activities, where 
feasible. A barrier (temporary fencing) 
and flagging shall be placed between 
the work location and any resources 
within 60 feet of a work location to 
minimize the potential for inadvertent 
impacts. 

MM-CUL-5 Phase II Site Evaluation 
If the results of any Phase I and/or XPI 
(mitigation measures CUL-2 and/or 
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CUL-3) indicate the presence of 
archaeological resources that cannot 
be avoided by the project (Mitigation 
Measure CUL-4) and that have not 
been adequately evaluated for the 
NRHP or CRHR listing at the project 
site, the qualified archaeologist shall 
conduct a Phase II investigation to 
determine if intact deposits remain 
and if they may be eligible for the 
CRHR or qualify as unique 
archaeological resources. If the 
archaeological resource(s) of concern 
are Native American in origin, the 
qualified archaeologist shall confer 
with local California Native American 
tribe(s).  
A Phase II evaluation shall include any 
necessary archival research to identify 
significant historical associations and 
mapping of surface artifacts, collection 
of functionally or temporally 
diagnostic tools and debris, and 
excavation of a sample of the cultural 
deposit. The sample excavation will 
characterize the nature of the sites, 
define the artifact and feature 
contents, determine horizontal and 
vertical boundaries, and retrieve 
representative samples of artifacts and 
other remains. 
If the archeologist and, if applicable, a 
Native American monitor (see 
Mitigation Measure TCR-2) or other 
interested tribal representative 
determine it is appropriate, cultural 
materials collected from the site shall 
be processed and analyzed in a 
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laboratory according to standard 
archaeological procedures. The age of 
the materials shall be determined 
using radiocarbon dating and/or other 
appropriate procedures; lithic 
artifacts, faunal remains, and other 
cultural materials shall be identified 
and analyzed according to current 
professional standards. The 
significance of the sites shall be 
evaluated according to the criteria of 
the CRHR. The results of the 
investigations shall be presented in a 
technical report following the 
standards of the California Office of 
Historic Preservation publication 
“Archaeological Resource 
Management Reports: Recommended 
Content and Format (1990 or latest 
edition).” The report shall be 
submitted to the City of Montclair for 
review and approval prior to the 
issuance of any grading or 
construction permits. 
Recommendations in the Phase II 
report shall be implemented for all 
ground disturbance activities. 

MM-CUL-6 Phase III Data Recovery 
Should the results of the Phase II site 
evaluation (Mitigation Measure CUL-5) 
yield resources that meet CRHR 
significance standards and if the 
resource cannot be avoided by project 
construction in accordance with CUL-4, 
the project applicant shall ensure that 
all feasible recommendations for 
mitigation of archaeological impacts 
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are incorporated into the final design 
and approved by the City of Montclair 
prior to construction. Any necessary 
Phase III data recovery excavation, 
conducted to exhaust the data 
potential of significant archaeological 
sites, shall be carried out by a qualified 
archaeologist meeting the SOI PQS for 
archaeology according to a research 
design reviewed and approved by the 
City of Montclair prepared in advance 
of fieldwork and using appropriate 
archaeological field and laboratory 
methods consistent with the California 
Office of Historic Preservation Planning 
Bulletin 5 (1991), Guidelines for 
Archaeological Research Design, or the 
latest edition thereof. If the 
archaeological resource(s) of concern 
are Native American in origin, the 
qualified archaeologist shall confer 
with local California Native American 
tribe(s). If applicable, a Native 
American monitor shall be present.  
As applicable, the final Phase III Data 
Recovery reports shall be submitted to 
the City of Montclair prior to issuance 
of any grading or construction permit. 
Recommendations contained therein 
shall be implemented throughout all 
ground disturbance activities. 

MM-CUL-7 Cultural Resources 
Monitoring 
If recommended by Phase I, XPI, Phase 
II, or Phase III studies [mitigation 
measures CUL-2, CUL-3, CUL-5, and/or 
CUL-6], the project applicant shall 
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retain a qualified archaeologist to 
monitor project-related, ground-
disturbing activities. If archaeological 
resources are encountered during 
ground-disturbing activities, mitigation 
measures CUL-4 through CUL-6 shall 
be implemented, as appropriate. 

MM-CUl-8 Unanticipated Discovery of 
Archaeological Resources 
If archaeological resources are 
encountered during ground-disturbing 
activities, work within 60 feet shall be 
halted and the project archaeologist 
meeting the SOI’s Professional 
Qualification Standards for 
archaeology (National Park Service 
1983) shall immediately evaluate the 
find. If necessary, the evaluation may 
require preparation of a treatment 
plan and archaeological testing for 
CRHR eligibility. If the discovery proves 
to be significant under CEQA and 
cannot be avoided by the project, 
additional work may be warranted, 
such as data recovery excavation, to 
mitigate any significant impacts to 
historical resources. Any reports 
required to document and/or evaluate 
unanticipated discoveries shall be 
submitted to the City of Montclair for 
review and approval. 
Recommendations contained therein 
shall be implemented throughout the 
remainder of ground disturbance 
activities. 
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Impact CUL-3 The discovery of human remains is always a possibility during ground-
disturbing activities. Ground disturbance associated with development carried out under 
the Plan may disturb or damage known or unknown human remains. This impact would be 
less than significant with adherence to existing regulations 

Because this impact would be less than 
significant due to required regulations, 
mitigation measures are not required. 

Compliance with existing 
regulations would reduce Plan 
impacts to human remains to less 
than significant levels by ensuring 
proper identification and treatment 
of any human remains that may be 
present. 

Energy 

Impact E-1: Neither construction nor operation of reasonably foreseeable development 
under the Plan would result in a significant environmental impact due to the wasteful, 
inefficient, or unnecessary consumption of energy resources. Impacts would be less than 
significant. 

None required. Less than significant without 
mitigation. 

Impact E-2: The Plan would be consistent with the energy efficiency and renewable energy 
policies of the City’s proposed Climate Action Plan. There would be no impact. 

None required. Less than significant without 
mitigation. 

Geology and Soils  

Impact GEO-1: Future seismic events could produce ground shaking in the Plan Area that 
could damage structures and/or create adverse health and safety effects. However, with 
implementation of Plan policies and required building codes, impacts would be less than 
significant. 

None required. Less than significant without 
mitigation. 

Impact GEO-2: Plan implementation could result in soil erosion during construction of 
development carried out under the Plan; however, impacts would be less than significant 
with required adherence to existing regulations. 

Mitigation beyond already-required 
compliance with applicable Plan 
policies and provisions of the 
applicable building codes is not 
required. 

Less than significant without 
mitigation. 

Impact GEO-3: Future seismic events are unlikely to result in liquefaction and lateral 
spreading of soils in the Plan Area, but development carried out under the Plan may be at 
risk of subsidence and ground collapse. This impact is potentially significant but would be 
reduced to a less-than-significant level with mitigation as well as required adherence to 
applicable building codes. 

MM-GEO-1 Geotechnical 
Investigation 
A Certified Engineering Geologist shall 
complete a geotechnical investigation 
of the soils and geologic condition of 
new development project sites located 
in areas of potential subsidence, as 
identified by the USGS, to assess the 
potential for geologic hazards. The 
investigation shall provide 
recommendations for appropriate 
means of mitigating any potential 

Less than significant after 
mitigation. 
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geologic hazards identified, including 
expansive soils. Project construction 
shall implement the recommendations 
contained in the geotechnical 
investigation, which may include, but 
not limited to, site preparation, 
foundation, drainage control, soil 
corrosion, concrete slabs and flatwork, 
excavations, grading, and structural 
design. The geotechnical investigation 
and the construction plans 
incorporating its recommendations 
shall be reviewed and approved by the 
City of Montclair prior to issuance of 
construction related permits. 

Impact GEO-4: Development carried out under the Plan may result in the construction of 
structures on expansive soils that could create a substantial risk to life or property, but all 
new development would be required to comply with the standards of the CBC, which would 
ensure that expansive soils are remediated or that foundations and structures are 
engineered to withstand the forces of expansive soil. Compliance with these requirements 
would reduce this impact to a less than significant level. 

Mitigation beyond compliance with 
provisions of the applicable building 
codes is not required. 

Less than significant without 
mitigation. 

Impact GEO-5: Development carried out under the Plan would not require the use of septic 
tanks or alternative wastewater disposal systems and septic tanks would not be permitted; 
no impact would occur. 

Mitigation beyond compliance with 
Plan policies is not required. 

No Impact 

Impact GEO-6: The plan does not identify any paleontological resources, sites, or unique 
geologic features in the area. If one is discovered during construction of a project a 
paleontological assessment will be required. Impact after mitigation is less than significant. 

MM-GEO-2 Paleontologist 
Assessment  
In the event that paleontological 
resources (fossil materials) or unique 
geologic features are exposed during 
construction activities for future 
development, all construction work 
occurring within 50 feet of the project 
site find shall immediately stop until a 
qualified paleontologist, as defined by 
the Society of Vertebrate 
Paleontology, can assess the nature 
and importance of the find. Depending 

Less than significant after 
mitigation. 
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upon the significance of the find, the 
paleontologist may record the find and 
allow work to continue, or may 
recommend salvage and recovery of 
the resource. All recommendations 
shall be made in accordance with the 
Society of Vertebrate Paleontology’s 
1995 guidelines and shall be subject to 
review and approval by the City. Work 
in the area of the find may only 
resume upon approval of a qualified 
paleontologist. 

Greenhous Gas Emissions 

Impact GHG-1: With City adoption of the climate action plan, implementation of projects 
carried out under the Plan would not increase per capita GHG Emissions. The CAP is part of 
the Plan and would reduce emissions over time. The Plan would therefore have a less than 
significant impact on GHG emissions with adoption of the CAP. 

None required. Less than significant without 
mitigation. 

Impact GHG-2: The Plan would not conflict with an applicable plan, policy, or regulation 
adopted for the purpose of reducing GHG emissions. Impacts would be less than significant 
with implementation of the CAP. 

None required. Less than significant without 
mitigation. 

Hazards and Hazardous Materials 

Impact HAZ-1: Development carried out under the Plan could result in an increase in the 
overall routine transport, use, storage, and disposal of hazardous materials in the Plan Area, 
but compliance with applicable regulations related to the handling and storage of hazardous 
materials would minimize the risk of public exposure to these substances. This impact would 
be less than significant. 

None required. Less than significant without 
mitigation. 

Impact HAZ-2: Development carried out under the Plan could potentially result in the 
release of hazardous materials into the environment through reasonably foreseeable upset 
and accident conditions. However, compliance with existing regulations and plan policies 
would minimize the risk of exposure to these substances. This impact would be less than 
significant. 

None required. Less than significant without 
mitigation. 

Impact HAZ-3: Sites included on a list of hazardous materials sites compiled pursuant to 
government code section 65962.5 are present in the Plan Area and could be subject to 
development under the Plan. Development at these sites could create a hazard to the public 
or the environment; however, implementation of state and local regulations and Plan 
policies would address this issue and this impact would be less than significant. 

Compliance with existing regulations 
and Plan policies would reduce 
impacts to a less than significant level. 
Therefore, mitigation is not required. 

Less than significant without 
mitigation. 
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Impact HAZ-4: A portion of the Plan Area is in compatibility Zone E of the Cable Airport 
influence area, which contains some restrictions on development in this zone to help avoid 
safety hazards. Additionally, the Plan states that aircraft noise is not a major noise source. 
As such, the Plan would not have substantial noise and safety impacts related to airports, 
and this impact would be less than significant. 

None required. Less than significant without 
mitigation. 

Impact HAZ-5: Policies included in the Plan address implementation of adopted emergency 
response and evacuation plans. Therefore, the Plan would not result in interference with 
these types of adopted plans. Impacts would be less than significant. 

None required beyond compliance 
with applicable Plan policies. 

Less than significant without 
mitigation. 

Impact HAZ-6: Development carried out under the Plan would not expose people or 
structures to significant impacts from wildland fires. Therefore, impacts would be less than 
significant. 

None required. Less than significant without 
mitigation. 

Hydrology and Water Quality 

Impact HWQ-1: Development carried out under the Plan could increase pollutants in 
stormwater and wastewater, but Plan policies and existing regulations would ensure that 
water quality standards and waste discharge requirements would not be violated. 
Therefore, impacts to water quality would be less than significant. 

Implementation of Plan policies and 
existing regulations would reduce 
potential water quality impacts to a 
less than significant level, so mitigation 
is not required. 

Less than significant without 
mitigation. 

Impact HWQ-2: Development carried out under the Plan would increase water usage with 
increased development, but such increases would be less than significant because 
groundwater supply is not restricted. Development carried out under the Plan may also 
incrementally increase the amount of impervious surfaces in the Plan Area, resulting in 
increased runoff and decreased percolation to the Chino Sub-Basin of the Upper Santa Ana 
Valley Groundwater Basin. However, with implementation of Plan policies and existing 
regulations, these impacts would be less than significant. 

None required. Less than significant without 
mitigation. 

Impact HWQ-3: Development carried out under the Plan could alter the existing drainage 
pattern in some parts of the Plan Area. However, implementation of goals and policies 
included in the Plan, and enforcement of existing regulations, would protect the Plan Area’s 
existing drainage pattern from substantial alteration. These impacts would therefore be less 
than significant. 

Implementation of Plan policies and 
existing regulations would reduce 
impacts to a less than significant level. 
Therefore, mitigation is not required 

Less than significant without 
mitigation. 

Impact HWQ-4: Development carried out under the Plan would not site new major sources 
of pollutants within flood hazard zones or increase the risk of inundation of existing sources 
of pollutants. Impacts would be less than significant. 

Implementation of Plan policies and 
existing regulations would reduce 
impacts related to inundation chance 
to a less than significant level, and no 
new siting of pollutants within an area 

Less than significant without 
mitigation. 
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at risk for inundation would occur. 
Therefore, mitigation is not required 

Impact HWQ-5: The Plan would not conflict with or obstruct implementation of the Basin 
Plan or any existing groundwater management plan. Impacts would be less than significant.  

Implementation of Plan policies and 
existing regulations would reduce 
impacts to a less than significant level, 
so mitigation is not required. 

Less than significant without 
mitigation. 

Land Use and Planning 

Impact LU-1: The Plan retains and continues Montclair’s existing street system and protects 
Montclair’s established communities. It would thus not divide an established community, 
and there would be no impact. 

None required. Less than significant without 
mitigation. 

Impact LU-2: The Plan and its policies are consistent with SCAG’s RCP and RTP/SCS and the 
City’s municipal code and specific plans. The Plan would therefore not conflict with 
applicable land use plans, policies, or regulations adopted for the purpose of avoiding or 
mitigating an environmental impact. Impacts would be less than significant.  

None required. Less than significant without 
mitigation. 

Mineral Resources 

Impact MIN-1: Although the Plan would accommodate new development in an area where 
significant mineral resources exist, the area is already built out and therefore impacts to 
mineral resources would be less than significant 

None required. Less than significant without 
mitigation. 

Noise 

Impact N-1: Projects carried out under the Plan would not generate temporary or 
permanent noise levels increases in the vicinity of these project in excess of established 
noise standards. Impacts would be less than significant.  

Plan policies and actions within the 
Health and Safety Chapter address the 
prevention and reduction of unwanted 
noise. Mitigation beyond these goals 
and policies is not required. 

Less than significant without 
mitigation. 

Impact N-2: With incorporation of mitigation measures requiring the potential impacts of 
construction and operational vibration levels to be studied and, if necessary, reduced to 
acceptable levels, the Plan would not result in excessive groundborne vibration or 
groundborne noise levels. Impacts would be less than significant with mitigation. 

MM-NOI-1 Pile Driving 
Where future development under the 
Plan requires the use of pile driving 
equipment, the developer shall 
provide the City with a noise and 
vibration study quantifying potential 
vibration levels from planned use of 
the pile driving equipment, and 
potential vibration impacts on nearby 
receptors. If vibration from pile driving 
cannot be reduced to below structural 

With implementation of Mitigation 
Measure NOI-1, potential vibration 
impacts from pile driving associated 
with development carried out under 
the Plan would be reduced to less 
than significant levels; and with 
implementation of Mitigation 
Measure NOI-2, offsite operational 
vibration impacts would be reduced 
to less than significant levels.  
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damage or human annoyance levels 
then an alternative method for 
construction shall be required at that 
location. The City shall review and 
approve the noise and vibration study 
before it approves the project.  
MM-NOI-2 Operational Activities 
Where future development under the 
Plan would include operational 
activities that would result in 
perceptible offsite vibration, the 
developer shall provide the City with a 
noise and vibration study to quantify 
these vibration levels and their 
potential impacts on nearby receptors. 
Vibrational activities that exceed 
structural damage or human 
annoyance levels shall be mitigated to 
below regulatory levels through the 
implementation of vibration 
dampening features, increased 
distance between source and receptor, 
or other measures applicable to the 
nature of the operation. The City shall 
review and approve the noise and 
vibration study before it approves the 
project. 

Impact N-3: The Plan would not expose people residing or working the Plan Area to 
excessive noise levels from airport land use. Impacts are less than significant. 

None required. Less than significant without 
mitigation. 

Population and Housing 

Impact PH-1: Development carried out under the Plan would result in more growth than 
forecast by SCAG, but policies and actions included in the Plan would adequately address 
potential impacts from this projected population growth, and this impact would be less than 
significant. 

None required beyond compliance 
with applicable Plan policies and 
actions. 

Less than significant without 
mitigation. 
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Impact PH-2: Plan implementation would not result in the displacement of substantial 
numbers of housing or people. On the contrary, the Plan would facilitate the development 
of new housing in accordance with State and local housing requirements, while preserving 
existing residential neighborhoods. Impacts would be less than significant. 

None required beyond compliance 
with applicable Plan policies and 
actions. 

Less than significant without 
mitigation. 

Public Services 

Impact PS-1: Development carried out under the Plan would increase the City’s population. 
This would increase demand for fire and emergency medical services and potentially create 
the need for new fire service facilities. However, compliance with policies in the Plan and 
the Montclair Municipal Code (MCC), as well as other City programs, would reduce impacts 
related to fire protection facilities to a less than significant level. 

None required beyond compliance 
with applicable Plan policies. 

Less than significant without 
mitigation. 

Impact PS-2: Development carried out under the Plan would increase the City’s population. 
This would increase demand for police services and potentially create the need for new 
police service facilities. However, compliance with policies in the Plan and the MCC, as well 
as other City programs, would reduce impacts related to police protection services to a less 
than significant level.  

None required. Less than significant without 
mitigation. 

Impact PS-3: Development carried out under the Plan would increase the City’s population. 
This would increase enrollment in schools and potentially create the need for new school 
facilities. However, compliance with policies in the Plan and MMC, other City programs, and 
State-required payment of school impact fees, would reduce impacts related to schools to a 
less than significant level.  

None required beyond compliance 
with applicable Plan policies and 
adherence to State law. 

Less than significant without 
mitigation. 

Impact PS-4: Development carried out under the Plan would increase the City’s population. 
This would increase use of parks and potentially create the need for new parks and 
recreation areas. However, compliance with policies in the Plan and the MMC, and other 
City programs, would reduce impacts from new or physically altered parks to a less than 
significant level.  

None required beyond compliance 
with existing City programs and review 
processes. 

Less than significant without 
mitigation. 

Recreation 

Impact REC-1: Development carried out under the Plan may increase the use of existing 
parks and open space, but policies in the Plan for providing additional recreational facilities, 
as well as City park dedication fees and development impact fees, would help offset these 
impacts, and substantial physical deterioration of recreational facilities would not occur. 
This impact would be less than significant.  

None required beyond compliance 
with applicable Plan policies. 

Less than significant without 
mitigation. 

Impact REC-2: Development carried out under the Plan may require the construction or 
expansion of additional parks and open space, but implementation of the policies contained 
in the Plan, as well as existing City programs and review processes, would avoid or 

None required beyond compliance 
with applicable Plan policies and 
existing City review processes. 

Less than significant without 
mitigation. 
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adequately mitigate adverse physical effect on the environment. This impact would be less 
than significant.  

Transportation 

Impact T-1: The Plan would not conflict with a program, plan, ordinance or policy addressing 
the circulation system, including transit, roadway, bicycle and pedestrian facilities. Impacts 
would be less than significant.  

None required. Less than significant without 
mitigation. 

Impact T-2: Plan implementation would decrease per service population VMT and would 
therefore result in no VMT impact under existing and cumulative conditions. 

None required. Less than significant without 
mitigation. 

Impact T-3: Through implementation of Plan policies and actions, the Plan would help 
ensure safe and efficient movement for all modes of travel and would therefore not 
substantially increase hazards due to a design feature (e.g., sharp curves or dangerous 
intersections) or incompatible uses (e.g., farm equipment). This would be a less than 
significant impact. 

None required. Less than significant without 
mitigation. 

Impact T-4: The Plan would not result in inadequate emergency access because Plan policies 
and actions would encourage ease of connectivity and ease of mobility throughout the City 
and emergency access would be improved. There would be no impact. 

None required. Less than significant without 
mitigation. 

Tribal Cultural Resources 

Impact TCR-1: Development carried out under the Plan has the potential to impact 
unidentified tribal cultural resources. Impacts on tribal cultural resources would be 
potentially significant but mitigable.  

MM-TCR-1: Native American 
Monitoring  
Prior to the issuance of a grading 
permit for the proposed 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 
proposed 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 

Implementation of mitigation 
measures CUL-2 through CUL-8 in 
Section 4.5 Cultural Resources, as 
well as mitigation measures TCR-1 
and TCR-2, would reduce impacts to 
tribal cultural resources to less than 
significant levels by ensuring the 
avoidance of tribal cultural 
resources to the extent feasible, or 
by identifying, evaluating, and 
conducting data recovery of 
archaeological resources that may 
be impacted by future projects in a 
timely manner. 
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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 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 
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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 Unanticipated Discovery of 
Tribal Cultural Resources 
Upon discovery of any tribal cultural 
resources, the 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 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 
Section15064.5(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 
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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 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. 

Utilities and Service Systems 

Impact U-1: Development carried out under the Plan would or may require increased or 
expanded water supplies and wastewater treatment, stormwater treatment, 
telecommunications, electric power, and natural gas supplies and facilities. however, 
compliance with policies in the Plan, the Montclair Municipal Code, and other City 
programs, would reduce these impacts to a less than significant level. 

None required beyond compliance 
with applicable Plan policies, City 
processes, and requirements of the 
MMC. 

Less than significant without 
mitigation. 

Impact U-2: Development carried out under the Plan would increase the City’s population. 
This would increase solid waste generated in the Plan Area, but compliance with Plan 
policies would help provide and maintain adequate and orderly systems for efficient 
collection and disposal of solid waste for existing and future development. Impacts would 
be less than significant.  

None required beyond compliance 
with applicable Plan policies. 

Less than significant without 
mitigation. 

Wildfire 

Impact WFR-2: The Plan Area is not in a very high fire hazards severity zone, and there 
would therefore be no impact.  

None required No impact  
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Impact WFR-2: The Plan would not exacerbate wildfire risk due to slope, prevailing winds, or 
any other factor. The Plan would not expose occupants of projects carried out under the 
Plan to pollutant concentrations from a wildfire or the uncontrolled spread of a wildfire. 
This impact would be less than significant 

None required beyond compliance 
with applicable Plan policies. 

Less than significant without 
mitigation. 

Impact WFR-3: The Plan would not require the installation or maintenance of associated 
infrastructure that may exacerbate fire risk or that may result in temporary or ongoing 
impacts to the environment. Therefore, the impact would be less than significant.  

None required beyond compliance 
with applicable Plan policies. 

Less than significant without 
mitigation. 

Impact WFR-4: The Plan would not expose people or structures to significant risks, including 
downslopes or downstream flooding or landslides, as a result of runoff, post-fire slope 
instability, or drainage changes, and there would be no impact 

None required No impact  
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 Introduction 

This Environmental Impact Report (EIR) examines the potential environmental effects of the 
proposed City of Montclair General Plan Update, entitled Montclair, a plan (the Plan). The General 
Plan, the California Environmental Quality Act (CEQA) environmental review process, and the legal 
basis for preparing an EIR are described below.  

This section (1) provides an overview of the background behind the Plan; (2) describes the purpose 
of and legal authority of the document; (3) summarizes the scope and content of the EIR; (4) lists 
lead, responsible, and trustee agencies for the EIR; (5) describes the intended uses of the EIR; and 
(6) provides a synopsis of the environmental review process required under CEQA.  

1.1 Environmental Impact Report Background 
This document is an EIR that evaluates the potential environmental effects associated with 
implementation of the Plan, a document that establishes the community’s vision for future 
development of the City and provides comprehensive policies for the entire City relating to land 
use/community design; mobility; quality of life; economic prosperity; natural and human resources; 
public services and infrastructure; and health and safety. 

The contents of other EIR sections are as follows: 

 Section 2, Project Description, provides a detailed discussion of the Plan 
 Section 3, Environmental Setting, describes the general environmental setting for Montclair 
 Section 4, Environmental Impact Analysis, describes the potential environmental effects 

associated with implementation of the Plan 
 Section 5, Other CEQA Required Discussions, discusses other issues required to be analyzed 

under CEQA such as growth inducement and significant irreversible environmental effects 
 Section 6, Alternatives, discusses alternatives to the Plan, including the CEQA-required “no 

project” alternative 
 Section 7, References, lists informational sources for the EIR and persons involved in the 

preparation of the document 

1.1.1 Overview of General Plan Update 
The last comprehensive update of the City’s General Plan was adopted in 1999. The City is proposing 
a new comprehensive update of the General Plan (the Plan) that will need to be reviewed and 
recommended for adoption by the City’s Planning Commission, and that also requires discretionary 
approval by the City Council. 

State law (Government Code Section 65300) requires that each City and county adopt a 
comprehensive general plan. The Plan fulfills this requirement by updating (replacing) the City’s 
entire existing General Plan. The Plan defines the framework by which the City’s physical and 
economic resources are to be managed and used in the future. The Plan clarifies and articulates the 
City’s intentions for Montclair’s future, with respect for the rights and expectations of the 
community including residents, property owners, and businesses. Through the Plan, the City informs 
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these groups of its goals, policies, and actions, which are designed to achieve the community’s 
objectives. The Plan’s planning horizon is the year 2040.  

Since a general plan is the constitution for future development, any decision by a City affecting land 
use and development must be consistent with its adopted general plan. This includes any future 
development projects proposed in and/or approved by the City. An action, program, or project 
would be considered consistent with the general plan if, considering all its aspects, it would further 
the objectives and policies outlined in the general plan or not obstruct their attainment. 

The Plan is organized into twelve chapters, including an introduction, a vision, policies and actions, 
eight topical chapters, and implementation. The vision establishes the overall concepts for the 
future and provides context and background information on the City and the Plan itself. The eight 
topical chapters encompass all of the elements required by California General Plan law and have the 
following titles: Our Natural Community; Our Prosperous Community; Our Well Planned 
Community; Our Accessible Community; Our Healthy Community; Our Safe Community; Our Active 
Community; and Our Creative Community. For a description of the focus of each of topical chapter 
please refer to Section 2.3.2 of Chapter 2, Project Description of this EIR. Each topical chapter 
discusses its overall purpose, or vision, as it relates to the Plan as a whole. The policies in each 
chapter then outline how the City plans to achieve this vision. Implementation actions designed to 
help achieve the policies are contained in Section D of the Plan. 

The Arrow Highway Mixed-Use District (AHMUD) Specific Plan is discussed in relation to the general 
plan in section 2.6.5, Key Concepts of the Vision.  

An updated Housing Element for the City of Montclair is included in the Plan and analyzed in this 
EIR. All proposed population and housing growth relative to the updated Housing Element and the 
rest of the Plan is accounted for and analyzed in this EIR. Rather than analyzing a “maximum 
buildout” scenario, this EIR makes reasonable assumptions about the pace and location of future 
growth based on existing population forecasts and economic and market factors. Generally, new 
development would result from re-use of properties, conversion of uses in response to market 
demand (e.g., select industrial to commercial), and more intense use of land in defined areas. 

1.1.2 Purpose and Legal Authority 
This EIR has been prepared in accordance with CEQA and the state CEQA Guidelines. In accordance 
with Section 15121(a) of the CEQA Guidelines (California Code of Regulations [CCR], Title 14, 
Division 6, Chapter 3), the purpose of an EIR is to inform public agency decision-makers and the 
public generally of the significant environmental effects of a project, identify possible ways to 
minimize the significant effects, and describe reasonable alternatives to the project. 

This EIR fulfills the requirements for a program EIR. Although the legally required contents of a 
program EIR are the same as those of a project EIR, program EIRs are typically more conceptual and 
may contain a more general discussion of impacts, alternatives, and mitigation measures than a 
project EIR. As provided in Section 15168 of the CEQA Guidelines, a program EIR may be prepared 
on a series of actions that may be characterized as one large project. Use of a program EIR provides 
the City (as lead agency) with the opportunity to consider broad policy alternatives and program-
wide mitigation measures, and provides the City with greater flexibility to address environmental 
issues and/or cumulative impacts on a comprehensive basis.  

Agencies generally prepare program EIRs for programs or a series of related actions that are (1) 
linked geographically; (2) logical parts of a chain of contemplated events, rules, regulations, or plans 
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that govern the conduct of a continuing program; or (3) individual activities carried out under the 
same authority and having generally similar environmental effects that can be mitigated in similar 
ways. By its nature, a program EIR considers the “macro” effects associated with implementing a 
program (such as a general plan or specific plan) and does not, and is not intended to, examine the 
specific environmental effects associated with particular projects that may be implemented under 
general or specific plans. 

Once a program EIR has been prepared, subsequent activities in the program must be examined in 
the light of that program EIR to determine what, if any, additional CEQA documentation needs to be 
prepared. If the program EIR addresses the program’s effects as specifically and comprehensively as 
possible, many subsequent activities could be found to be within the scope of the program EIR and 
additional environmental documents may not be required (CEQA Guidelines Section 15168[c]). 
When a lead agency relies on a program EIR for a subsequent activity, it must incorporate applicable 
mitigation measures and alternatives developed in the program EIR into the subsequent activities 
(CEQA Guidelines Section 15168[c][3]). If a subsequent activity would have effects not identified in 
the program EIR, the lead agency must prepare a new Initial Study leading to a Negative 
Declaration, Mitigated Negative Declaration, or a project-level EIR. In this case, the program EIR still 
serves a valuable purpose as the first-tier environmental analysis. Section 15168(h) of the CEQA 
Guidelines encourages the use of program EIRs, citing five advantages: 

1. Provision of a more exhaustive consideration of impacts and alternatives than would be 
practical in an individual EIR; 

2. Focus on cumulative impacts that might be slighted in a case-by-case analysis; 
3. Avoidance of continual reconsideration of recurring policy issues; 
4. Consideration of broad policy alternatives and programmatic mitigation measures at an early 

stage when the agency has greater flexibility to deal with them; and 
5. Reduction of paperwork by encouraging the reuse of data (through tiering). 

As a “macro” level environmental document, the program EIR uses macro-level thresholds rather 
than the project-level thresholds that might be used for an EIR on a specific development project. It 
should not be assumed that impacts determined not to be significant at a macro level would not be 
significant at a project level. In other words, determination that implementation of the Plan as a 
“program” would not have a significant environmental effect does not necessarily mean that an 
individual project would not have significant effects based on project-level CEQA thresholds, even if 
the project is consistent with the Plan. 

This EIR has been prepared to analyze potentially significant environmental impacts associated with 
future development resulting from implementation of the Plan and addresses appropriate and 
feasible mitigation measures or project alternatives that would minimize or eliminate these impacts. 
Additionally, this EIR will provide the primary source of environmental information for the City of 
Montclair, the lead agency, to use when considering implementation of projects associated with the 
Plan.  

This EIR is intended to provide decision-makers and the public with information that enables them 
to intelligently consider the environmental consequences of the Plan (considered to be the 
“proposed project” under CEQA). This EIR identifies significant or potentially significant 
environmental effects, as well as ways in which those impacts can be reduced to less than significant 
levels (if feasible), whether through the incorporation of mitigation measures or through the 
implementation of specific alternatives to the project. In a practical sense, this document functions 
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as a tool for fact-finding, allowing concerned citizens and agency staff an opportunity to collectively 
review and evaluate baseline conditions and project impacts through a process of full disclosure. 

1.2 Scope and Content 
In accordance with the CEQA Guidelines, a Notice of Preparation (NOP) of a Draft EIR was circulated 
to potentially interested parties on November 16, 2020. The NOP, included in Appendix A, indicated 
that all issues on the City’s environmental checklist would be discussed in the EIR. These include the 
following: 

 Aesthetics 
 Agriculture and Forestry Resources 
 Air Quality 
 Biological Resources 
 Cultural Resources 
 Energy 
 Geology/Soils 
 Greenhouse Gas Emissions 
 Hazards & Hazardous Materials 
 Hydrology/Water Quality 

 Land Use/Planning 
 Mineral Resources 
 Noise 
 Population/Housing 
 Public Services 
 Recreation 
 Transportation 
 Tribal Cultural Resources 
 Utilities/Service Systems 
 Wildfire 
 Mandatory Findings of Significance 

This EIR evaluates potential impacts in each of these areas. The focus of this EIR is to: 

 Provide information about the Plan for consideration by City decision-makers in their selection 
of the proposed Plan, an alternative to the Plan, or a combination of various elements from the 
Plan and its alternatives, for approval 

 Review and evaluate the potentially significant environmental impacts that could occur as a 
result of the growth and development envisioned in the Plan 

 Identify feasible mitigation measures that may be incorporated into the Plan in order to reduce 
or eliminate potentially significant effects 

 Disclose any potential growth-inducing and/or cumulative impacts associated with the Plan 
 Examine a reasonable range of alternative growth scenarios (such as “no growth”/growth 

according to the existing General Plan, reduced growth, or growth in alternative locations) that 
could feasibly attain the basic objectives of the Plan, while eliminating and/or reducing some or 
all of its potentially significant adverse environmental effects 

The City received four written comment letters on the NOP. The comment letters are included in 
Appendix A of this EIR and are addressed, as appropriate, in the analysis contained in the various 
subsections of Section 4, Environmental Impact Analysis. The City also held an EIR scoping meeting 
on December 1, 2020, which was held remotely due to the COVID-19 pandemic. Table 1-1 
summarizes all comments received, by topic, in the comment letters and at the Scoping Meeting. 
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Table 1-1 NOP Comments and EIR Response 
Commenter Comment/Request Where Issue Is Addressed in Draft DEIR 

California Department 
of Fish and Wildlife 

Recommends the DEIR include a complete 
assessment of the flora and fauna within 
the Plan Area including habitat types, an 
inventory of species present, and an 
inventory of rare, threatened, 
endangered and other sensitive species 

Chapter 4.4, Biological Resources 

 Recommends the DEIR provide a 
discussion of the potential for burrowing 
owls in the Plan Area, potential impacts to 
burrowing owls, and the inclusion of 
avoidance and/or mitigation measures, if 
applicable 

Chapter 4.4, Biological Resources 

 Recommends a discussion of potential 
impacts from lighting, noise, human 
activity, invasive species, and drainage 
and water quality issues 

Chapter 4.4, Biological Resources, and Chapter 
4.10, Hydrology and Water Quality 

 Recommends a discussion of potential 
indirect impacts to biological resources on 
adjacent and nearby open space areas 
and public lands, including habitat 
connectivity and the San Antonio Creek 

Chapter 4.4, Biological Resources 

 Recommends that a cumulative analysis 
of impacts to biological resources is 
included 

Chapter 4.4, Biological Resources 

 Recommends an alternatives analysis that 
considers the potential effects of climate 
change and drought in the no project 
alternative 

Chapter 6, Alternatives 

 Provides recommendations for potential 
mitigation measures for issues such as 
protected species, sensitive habitats, 
habitat restoration, and nesting birds 

Chapter 4.4, Biological Resources 

 Recommends that the EIR includes 
mitigation measures and a Mitigation 
Monitoring and Reporting Program 
(MMRP) that meet the requirements of 
the California Endangered Species Act, if 
applicable 

Chapter 4.4, Biological Resources 

 Indicates that Lake and Streambed 
Alteration Agreement would be required 
if the proposed Plan would substantially 
adversely affect fish and wildlife 
resources 

Chapter 4.4, Biological Resources 

 Requests that any special status species 
and natural communities identified during 
project surveys be reported 

Chapter 4.4, Biological Resources includes 
discussion of special status species and natural 
communities, but no biological surveys were 
completed as part of this EIR 

City of Claremont Recommends that the DEIR carefully 
address roadway and public safety issues 
related to the proposed AHMUD Specific 
Plan 

Chapter 4.17, Transportation 
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Commenter Comment/Request Where Issue Is Addressed in Draft DEIR 

 Notes that Southern California 
Association of Governments (SCAG) and 
the Council of Governments (COG) are 
conducting an Arrow Highway Corridor 
Feasibility Study, which recommends 
implementation of complete streets on 
portions of Arrow Highway. Requests that 
complete streets components proposed 
in this feasibility study be evaluated and 
included in the AHMUD Specific Plan for 
safety and consistency purposes 

Chapter 4.17, Transportation discusses the Plan’s 
potential to conflict with any plan, ordinance, or 
policy addressing the circulation system; and the 
Plan’s potential to substantially increase hazards 
due to transportation system design features 

 Expresses concerns regarding sewer 
capacity 

Chapter 4.19, Utilities and Service Systems 

Native American 
Heritage Commission 
(NAHC)  

States that the proposed project is 
subject to the requirements and 
provisions under Assembly Bill (AB) 52 
and Senate Bill (SB) 18 for tribal cultural 
resources. Summarizes the requirements 
of AB 52 and SB 18 and provides NAHC 
recommendations for conducting cultural 
resources assessments 

Chapter 4.18, Tribal Cultural Resources 

South Coast Air 
Quality Management 
District (SCAQMD)  

Recommends use of CEQA Air Quality 
Handbook for guidance in preparing air 
quality analysis and use of CalEEMod for 
analysis 

Chapter 4.2, Air Quality 

 Requests calculation of regional and 
localized air quality impacts and 
comparison to SCAQMD thresholds  

Chapter 4.2, Air Quality 

 Requests construction-related and 
operation-related air quality analysis, 
including impacts from indirect sources. If 
construction and operation overlap, 
recommends comparing combined 
emissions to operational thresholds 

Chapter 4.2, Air Quality 

 Recommends a mobile source health risk 
assessment if the project would generate 
diesel emissions from long-term 
construction or attract diesel-fueled 
vehicular trips 

Chapter 4.2, Air Quality discusses the Plan’s 
potential air quality impacts from construction 
and vehicle trips 

 Recommends that the Guidance 
Document for Addressing Air Quality 
Issues in General Plan and Local Planning 
be reviewed as a tool when developing 
the proposed Plan 

Chapter 4.2, Air Quality 

 Requests mitigation measures to 
minimize or eliminate significant adverse 
impacts related to air quality, if applicable 

Chapter 4.2, Air Quality 

Scoping Meeting 
Comments 

One individual asked if the General Plan is 
going to include any policies to require 
all-electric construction for new buildings 

Chapter 4.6, Energy 
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1.3 Lead, Responsible, and Trustee Agencies 
The City of Montclair is the lead agency under CEQA for this EIR because it has primary discretionary 
authority to determine whether or how to approve the Plan. 

“Responsible agencies” are other agencies responsible for carrying out/implementing a specific 
component of a proposed project or for approving a project (such as an annexation) that 
implements the goals and policies of a general plan. Section 15381 of the CEQA Guidelines defines a 
responsible agency as: 

A public agency which proposes to carry out or approve a project, for which a lead agency is 
preparing or has prepared an EIR or Negative Declaration. For purposes of CEQA, responsible 
agencies include all public agencies other than the lead agency that have discretionary approval 
authority over the project. 

There are no responsible agencies for the Plan. Although no responsible agencies occur under CEQA, 
several other agencies have review authority over aspects of the Plan or approval authority over 
projects that could potentially be implemented in accordance with various objectives and policies 
included in the Plan. These agencies and their roles are listed below. 

 The state geologist is responsible for the review of the City’s program for minimizing exposure 
to geologic hazards and for regulating surface mining activities. 

 The California Department of Transportation (Caltrans) has responsibility for approving future 
improvements to the state highway system, including I-10. 

 California Department of Fish and Wildlife (CDFW) has responsibility for issuing take permits and 
streambed alteration agreements for any projects with the potential to affect plant or animal 
species listed by the State of California as rare, threatened, or endangered, or that would 
disturb waters of the state. 

 Transit agencies (such as Metrolink, Foothill Transit, the Riverside Transit Agency, and the Los 
Angeles Metropolitan Transit Authority (Metro)) responsible for approving and implementing 
projects involving construction or remodeling of new or existing transit facilities serving the Plan 
Area, such as bus stops and rail stations. 

 The San Bernardino County Local Agency Formation Commission (LAFCo) for annexation of any 
areas currently outside Montclair’s City limits but within its Sphere of Influence (SOI), if 
proposed.  

 The Inland Empire Utilities Agency (IEUA) treats wastewater from the City’s system and would 
therefore be responsible for approving and implementing improvements to wastewater 
infrastructure should they be required as a result of the Plan. 

“Trustee agencies” have jurisdiction over certain resources held in trust for the people of California, 
but do not have legal authority to approve or carry out the project. CEQA Guidelines Section 15386 
designates four agencies as trustee agencies: the CDFW with regards to fish and wildlife, native 
plants designated as rare or endangered, game refuges, and ecological reserves; the State Lands 
Commission with regard to state-owned “sovereign” lands, such as the beds of navigable waters and 
state school lands; the California Department of Parks and Recreation with regard to units of the 
state park system; and the University of California with regard to sites within the Natural Land and 
Water Reserves System. The CDFW is the only trustee agency for the Plan EIR.  
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1.4 Environmental Review Process 
The environmental impact review process required under CEQA is summarized below and illustrated 
in Figure 1-1. The steps appear in sequential order. 

1. Notice of Preparation (NOP). After deciding that an EIR is required, the lead agency must file an 
NOP soliciting input on the EIR scope to responsible, trustee, and involved federal agencies; to 
the State Clearinghouse, if one or more state agencies is a responsible or trustee agency; and to 
parties previously requesting notice in writing (CEQA Guidelines Section 15082; Public 
Resources Code [PRC] Section 21092.2). The NOP must be posted in the County Clerk’s office for 
30 days. For projects of statewide or regional significance, the lead agency must hold a scoping 
meeting during the 30-day NOP review period to solicit public input on the issues to be assessed 
in the EIR. For other projects, a scoping meeting is not required, but may be conducted by the 
lead agency. 

2. Draft EIR. The Draft EIR must contain (1) table of contents or index; (2) summary; (3) project 
description; (4) environmental setting; (5) significant impacts (direct, indirect, cumulative, 
growth-inducing, and unavoidable impacts); (6) alternatives; (7) mitigation measures; and (8) 
irreversible changes. 

3. Public Notice and Review. A lead agency must prepare a Public Notice of Availability of an EIR. 
The Notice must be placed in the County Clerk’s office for 30 days (PRC Section 21092) and sent 
to anyone requesting it. Additionally, public notice of Draft EIR availability must be given 
through at least one of the following procedures: (1) publication in a newspaper of general 
circulation; (2) posting on and off the project site; and (3) direct mailing to owners and 
occupants of contiguous properties. The lead agency must consult with and request comments 
on the Draft EIR from responsible and trustee agencies, and adjacent cities and counties. The 
minimum public review period for a Draft EIR is 30 days. When a Draft EIR is sent to the State 
Clearinghouse for review, the public review period must be 45 days, unless a shorter period is 
approved by the State Clearinghouse (PRC 21091). Distribution of the Draft EIR may be required 
through the State Clearinghouse. 

4. Notice of Completion. A lead agency must file a Notice of Completion with the State 
Clearinghouse as soon as it completes a Draft EIR. 

5. Final EIR. A Final EIR must include (1) the Draft EIR; (2) copies of comments received during 
public review; (3) a list of persons and entities commenting; and (4) responses to comments. 

6. Final EIR Certification. The lead agency shall certify (1) the Final EIR has been completed in 
compliance with CEQA; (2) the Final EIR was presented to the decision-making body of the lead 
agency; and (3) the decision-making body reviewed and considered the information in the Final 
EIR prior to approving a project. 

7. Lead Agency Project Decision. Once the lead agency certifies the Final EIR, it must then make a 
decision on the project analyzed in the EIR. If a project has significant environmental effects, the 
lead agency may (1) disapprove the project because of its significant environmental effects; (2) 
require changes to the project to reduce or avoid significant environmental effects; or (3) 
approve the project despite its significant environmental effects, if the proper findings and 
Statement of Overriding Considerations are adopted. 

8. Findings/Statement of Overriding Considerations. For each significant impact of the project 
identified in the EIR, the lead or responsible agency must find, based on substantial evidence, 
that either (1) the project has been changed to avoid or substantially reduce the magnitude of 
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the impact; (2) changes to the project are within another agency’s jurisdiction and such changes 
have or should be adopted; or (3) specific economic, social, or other considerations make the 
mitigation measures or project alternatives infeasible. If an agency approves a project with 
unavoidable significant environmental effects, it must prepare a written Statement of 
Overriding Considerations that sets forth the specific social, economic, or other reasons 
supporting the agency’s decision. 

9. Mitigation Monitoring and Reporting Program. When an agency makes findings on significant 
effects identified in the EIR, it must adopt a reporting or monitoring program for mitigation 
measures that were adopted or made conditions of project approval to mitigate significant 
effects. 

10. Notice of Determination (NOD). An agency must file an NOD after deciding to approve a project 
for which an EIR is prepared. A local agency must file the NOD with the County Clerk. The NOD 
must be posted for 30 days and sent to anyone previously requesting notice. Posting of the NOD 
starts a 30-day statute of limitations on CEQA challenges. 
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Figure 1-1 Environmental Review Process 
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2 Project Description 

The proposed project is an update of the City of Montclair General Plan (the Plan). The Plan is the 
first comprehensive update of the City’s General Plan since 1999 and establishes the community’s 
vision for orderly development and growth in Montclair. The Plan provides comprehensive goals 
and policies that reflect the community’s vision of Montclair.  

This section of the EIR describes the key characteristics of the Plan, including the project 
proponent/lead agency, the geographic extent of the Plan, project objectives, required approvals, 
and the types and extent of development forecast for the Plan Area. This section also summarizes 
key aspects of the Plan that have the potential to result in physical environmental effects.  

2.1 Project Proponent/Lead Agency 
The City of Montclair is both the project proponent and the lead agency for the Plan.  

2.2 Project Location 
Montclair is located on the western border of San Bernardino County at the base of the San Gabriel 
Mountains in the Pomona Valley. Pomona lies to the West, Ontario to the east, Claremont and 
Upland to the north, and Chino to the south. The San Bernardino Freeway (I-10) traverses Montclair 
from east to west in the northern portion of the City. Figure 2-1 shows the regional location of the 
City and Figure 2-2 shows its local location, including the City limits of Sphere of Influence (SOI) 
boundaries of the City. The Plan applies to all areas within the City and its SOI, so the Plan Area is all 
land within both boundaries.  

Montclair is primarily zoned for residential use, generally for single story tract homes. The City is 
approximately 3,541 acres (5.5 square miles).  
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Figure 2-1 Regional Location 
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Figure 2-2 Local Location 
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2.3 Characteristics of the Proposed General Plan 
Update 

 Objectives of the General Plan Update  
The Plan is intended to function as a policy document to guide land use decisions in the City’s Plan 
Area through the year 2040. The vision for the City over this time period of approximately 20 years 
was developed with extensive community input and in recognition of the state’s planning priorities. 
The State requires every General Plan to include seven elements: land use, circulation, conservation, 
housing, noise, open space, and safety, or for those topics to be covered in the General Plan. As 
detailed throughout the Plan, this vision includes the following eight topical chapters: 

 Our Natural Community 
 Our Prosperous Community 
 Our Well Planned Community 
 Our Accessible Community 

 Our Resilient Community 
 Our Healthy and Safe Community 
 Our Active Community 
 Our Creative Community 

The Plan chapters are conceived with a more readily understood vision-based title for each General 
Plan element. This organization also allows an integration of related aspects from each element. As 
shown in Table A.1 of the General Plan and Table 2-1 herein, the Plan format satisfies the State 
requirements and addresses many of the optional elements as well.   

Table 2-1 General Plan Chapters 
General Plan Chapters Required/Optional Element Topics Covered 

Our Natural Community  Conservation, 
Open Space  

Air and water, greenhouse gasses, open 
space, hillsides, watersheds, riparian 
areas, plants, and animals 

Our Prosperous Community Economic 
Development 

Fiscal health, economic diversification, 
job growth, tourism 

Our Well Planned 
Community 

Land Use/Design, 
Housing, Parks and 
Recreation 

Place types, visual character, nature of 
intended change, and housing 

Our Accessible Community Circulation Street networks, street types, transit 
services, bicycle and pedestrian systems, 
parking , transportation demand 
management, and performance metrics 

Our Healthy Community Public Health, 
Noise, and Land 
Use 

Physical health, mental health, social capital, 
access to healthy food, and noise 

Our Safe Community Safety Police, fire, and natural hazards 

Our Active Community  Land Use, Open 
Space, Parks and 
Recreation 

Open spaces, parks and recreation 
facilities, and youth and senior 
programs 

Our Creative Community  Culture Arts, culture, schools, libraries, and historic 
resources 

Source: Table A.1, Montclair General Plan  2022  
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To achieve the above elements above, the Plan recognizes certain key concepts. The Plan focuses on 
a green network for the City, mainly along the San Antonio Creek, connecting the western portion of 
the City from south to north with open parks, public space, and more to increase amenities and 
ecology. City streets are to be used for increased green and transit infrastructure for the public, with 
a focus on four main street corridors: Central Avenue, Holt Avenue, Arrow Highway, and Mission 
Boulevard. For most of the City, the Plan preserves the existing pattern of uses and establishes 
improvements, polices, and protections for long-term maintenance of established neighborhoods. 
The Plan envisions a new transit-oriented downtown north of the I-10 that would be created by 
transforming the mall into the town center and preserving and enhancing the current industrial 
areas. These key concepts will assist in fulfilling the vision of the City of Montclair. 

 General Plan Organization 
The Plan is organized into twelve chapters, including an introduction, a vision, policies, and actions, 
eight topical chapters, and implementation. The vison establishes the overall concepts for the future 
and provides context and background information on the City and the Plan itself. The eight topical 
chapters encompass all the elements required by California General Plan law. Each topical chapter is 
summarized below: 

 Our Natural Community. This chapter focuses on how Montclair will promote clean air and 
water, native habitats, prevent urban heat islands, reduce stormwater runoff, promote greener 
neighborhoods, healthier lifestyles, and nature-based recreation. The key goal is to fulfill 
increasing quality of life through increasing access to natural environments by increasing green 
infrastructure.  

 Our Prosperous Community. The chapter focuses on providing a twenty-year economic 
development strategy for the City. The focus topics, policies and actions are decided based on 
community member discussions and economic development stakeholders and will be 
continually changed as more input is given over the years. This chapter will outline the strategy 
to help diversify economic base, develop fiscal resources, and build internal capacity of 
economic development 

 Our Well Planned Community. This chapter focuses on the strategies for the policies for 
chapter two. The strategies will include a development pattern, urban form, land use categories, 
projected growth, housing, and infrastructure adequacy.  

 Our Accessible Community. This chapter focuses on the transportation networks support and 
encourage mobility and the safety, health, economic development, and environmental 
sustainability of the community. The main component is the City’s Mobility Element which is the 
transportation system which also supports the other elements within the Plan. 

 Our Healthy Community. This chapter focuses on promoting health and well-being through all-
inclusive approaches where healthy habits are encouraged. The guiding principles for this 
chapter include prevention, healthy choices, equity, and collaboration for multiple benefits 
which will help shape the programs and policies outlined in the Plan. 

 Our Safe Community. This chapter focuses on increasing awareness and preparation for 
emergencies, to minimize the threats to life and damage of structures from various types of 
hazards. The safety element will outline the potential threats and the policies and procedures to 
help prepare the community. 

 Our Active Community. This chapter focuses on creating an environment that incorporates 
physical activity into daily activity that supports health, wellness, and social connections 
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providing the community high-quality recreation opportunities. It will outline the design and 
programs to support the City’s active living. 

 Our Creative Community. This chapter focuses on nurturing and promoting arts and cultural 
activities, organizations, and events to increase visibility in the region. Creative prosperity, 
cultural tourism, education for creativity, cultural equity, public art, and capacity and leadership 
will all be addressed. 

Each chapter discusses its overall purpose, or vision, as it relates to the Plan as a whole. The policies 
in each chapter then outline how the City plans to achieve this vision. Implementation actions 
designed to help achieve the policies are contained in Section D of the Plan.  

The Arrow Highway Mixed-Use District (AHMUD) Specific Plan is discussed in relation to the General 
Plan in section 2.6.5 Key Concepts of the Vision.  

An updated Housing Element for the City of Montclair is included in the Plan and analyzed in this 
EIR. All proposed population and housing growth relative to the updated Housing Element and the 
rest of the Plan is accounted for and analyzed in this EIR. Rather than analyzing a “maximum 
buildout” scenario, this EIR makes reasonable assumptions about the pace and location of future 
growth based on existing population forecasts and economic and market factors. Generally, new 
development would result from re-use of properties, conversion of uses in response to market 
demand (e.g., select industrial to commercial), and more intense use of land in defined areas. 

 Overarching Purposes and Policies  
Based on its objectives and input from the community, the Plan includes the overarching purposes 
listed in Table 2-2 to guide Plan policies and City decision-making. The overarching purpose is a 
vision statement that provides general direction for the chapter. The policies in each chapter, also 
listed in Table 2-2, are specific statements that guide decision-making. The actions that would help 
implement the policies for each chapter are described in Section D of the Plan.  

 General Plan Land Use Map 
The purpose of the General Plan land use map, shown in Figure 2-3, is to guide the general 
distribution, location, and extent of the various land uses in the City. The land use map specifies 
land use designations for all areas of the City and its Sphere of Influence (SOI). Figure 2-4 provides 
the distribution of General Plan land uses within Montclair. All land use designation categories 
included in the Plan and shown on the land use map are listed in Table 2-3. Specific land use 
regulations for parcel development will continue to be defined in the Development Code, which will 
be updated following adoption of the Plan. 

Table 2-4 shows the proposed breakdown of land use designations under the Plan compared to the 
current General Plan. Note that there are significant changes between the current land use 
designations and the proposed land use designations. Generally, these changes are a result of 
simplifying the General Plan land use designation system by reducing the number of land use 
designations from 18 to 10. These changes were made to better reflect both the current and 
intended uses of these properties and provide more flexibility for their potential future use, while 
still ensuring compatibility between uses through implementation of General Plan goals, policies, 
and actions; the provisions of the City’s Development Code; the City’s development review process; 
and through adopting form-based codes in certain areas.  
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Table 2-2 General Plan Overarching Purposes and Policies 
General Plan Chapter Overarching Purpose Policies  

Our Natural Community Promote and ensure 
equitable access to clean 
air and water, parks and 
open space, and develop an 
integrated green 
infrastructure. 

P1.1 Enhance air and water quality, increase public green space through the integration of green infrastructure 
P1.2 Support regional planning efforts to improve air quality 
P1.3 Consider Climate Action Plan’s emission reduction goals in all major decisions on land use and investments 

in public infrastructure 
P1.4 Educate businesses and the general public about air quality standards, health effects, and best practices 

they can make to improve air quality and reduce greenhouse gas emissions 
P1.5 Coordinate initiatives and regulatory changes with local, regional, and state agencies to reduce motor 

vehicle emissions. 
P1.6 Improve the City’s jobs/housing balance ratio 
P1.7 Montclair will protect, conserve, and replenish existing and future water resources 

Our Prosperous 
Community 

Attract and retain jobs 
within growth industries; 
nurture small 
entrepreneurial businesses; 
redevelop underutilized 
properties along key 
corridors and districts; and 
build the City’s fiscal 
capacity 

P2.1 Diversify the City’s economy 
P2.2 Diversify the City’s fiscal revenue base 
P2.3 Capitalize on transit adjacency 
P2.4 Invest in open space to support economic development 
P2.5 Foster entrepreneurial spirit 
P2.6 Nurture the local business community 
P2.7 Organize internal governance of economic development 

Our Well Planned 
Community  

Conserve and enhance 
stable areas, promote 
contextual infill, and direct 
new growth to downtown, 
Arrow Highway Mixed-Use 
District, and corridors. 

P3.1 Facilitate orderly and fiscally responsible annexation of property located within City’s Sphere of Influence 
P3.2 Conserve stable residential neighborhoods 
P3.3 Direct new growth to Downtown area and corridors 
P3.4 Create places of enduring quality that are uniquely fit to their time and place 
P3.5 Remove regulatory and procedural barriers to good design 
P3.6 Promote resilient low carbon built environments that are compact in form, comprised of pedestrian scale 

blocks, and includes a diversity of necessary and desirable functions 
P3.7 Utilize and maintain a robust stormwater conveyance system that protects the City from flooding impacts 

and ensures that storm flows are efficiently routed to regional drainage 
P3.8 Effectively treat all urban runoff and stormwater and ensure that local groundwater supplies and 

downstream receiving waters are not degraded 
P3.9 Serve as a key member in regional watershed enhancement and management efforts 
P3.10 Ensure that wastewater in the City of Montclair is safely and efficiently conveyed and treated under all 

demand scenarios, including existing and future average and peak flow sewer flow scenarios 



City of Montclair 
Montclair 2020 General Plan Update and Arrow Highway Mixed-Use District (AHMUD) Specific Plan 

 
2-8 

General Plan Chapter Overarching Purpose Policies  

P3.11 Maintain and enhance water supply agreements and distribution infrastructure to equitably meet 
projected future water demands through the City through a variety of drought and demand scenarios 

P3.12 Maintain, upgrade, and expand water pipeline, storage, and pumping infrastructure to meet projected 
domestic, commercial, and fire flow demands for all land uses within the City  

P3.13 Ensure universal internet and technology access for all communities 
P3.14 Provide and maintain adequate and orderly systems for the efficient collection and disposal of solid waste 

for existing and future development 
P3.15 Build out a comprehensive conduit network connecting City sensors and facilities 
P3.16 Ensure universal internet and technology access for all communities 

Our Accessible 
Community 

Transportation networks 
support and encourage 
mobility and broader 
community goals of safety, 
health, economic 
development, and 
environmental 
sustainability 

P4.1 Develop a comprehensive network of complete streets throughout the City through a context sensitive 
approach, to provide connectivity for priority modes of travel based on prioritized modes 

P4.2 Proactively coordinate between agencies to ensure effective communication and collaboration 
P4.3 Leverage the planned improvements and development projects to implement complete streets policies 
P4.4 Develop performance metrics to monitor and evaluate the ongoing progress 
P4.5 Establish seamless integration of modes at the mobility hub 
P4.6 Leverage the planned transit improvements and specific plans to create high-quality Mobility Hubs 
P4.7 Create well-designed mobility hubs for a high-quality user experience 
P4.8 Create a vibrant, mixed-use environment that fosters higher land use Intensity 
P4.9 Provide flexibility to accommodate for growth and change 
P4.10 Establish amenities and support services for all modes 
P4.11 Create well-designed spaces for a high-quality user experience for all modes 
P4.12 Develop policies for creating high-density, mixed-use developments that promote connectivity between 

the modes of transportation 
P4.13 Establish a Vision Zero Program within the City 
P4.14 Implement programs focused on eliminating fatal and severe injury collisions involving vulnerable 

populations 
P4.15 Collaborate with communities to enhance street safety through creating awareness and providing training 
P4.16 Enhance data collection, management, analysis and surveillance to measure the impact of Vision Zero 

efforts and establish accountability 
P4.17 Reimagine transportation funding mechanisms 
P4.18 Ensure new mobility services and options are accessible and safe for all 
P4.19 Develop uniform, comprehensive, and secure data sharing requirements between public and private 

entities 
P4.20 Invest in critical infrastructure and pilot programs to leverage new transportation technology 
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General Plan Chapter Overarching Purpose Policies  

Our Healthy Community  Promote health and well-
being for all through 
inclusive approaches where 
healthy habits are 
encouraged. 

P5.1 Develop a healthy and equitable food system that will allow the Montclair community to have access to a 
range of affordable foods and increase knowledge and behaviors to improve eating habits 

P5.2 Provide safe, clean drinking water to all 
P5.3 Increase access to free, potable water as a means to decrease sugar-sweetened beverage consumption by 

children and adolescents 
P5.4 Create and enhance equitable access to spaces that will foster positive interactions and encourage healthy 

lifestyles 
P5.5 Create a multimodal transportation system that encourages active living and healthy lifestyles in all areas of 

the City across a broad spectrum of ages, interests, and abilities 
P5.6 Minimize noise impacts to ensure that noise does not detract from Montclair’s quality of life 
P5.7 Promote equitable access to economic opportunities that provide the means for upward mobility in the 

community 
P5.8 Enhance overall community sustainability through the Healthy Montclair Initiative 
P5.9 Create and foster a sense of community and improve social connectedness 

Our Safe Community  Promote a safer community 
by minimizing threats to life 
from natural and man-
caused hazards. 

P6.1 Design a safe City 
P6.2 Increase partnership between police and neighborhoods to minimize conditions that encourage crime 
P6.3 Provide a high level of fire protection service in the community 
P6.4 Maintain a current Emergency Operations Plan 
P6.5 Minimize damage and maximize resilience from emergencies 

Our Active Community Promote and ensure 
inclusive and equitable 
access to a range of 
opportunities for physical 
activities including parks, 
open space, and recreation. 

P7.1 Expand park inventory to strive for the standard of 5 acres per 1000 residents 
P7.2 Ensure the maximum distance between residents’ homes and the nearest public park is 1/2 mile (1/4 mile 

preferred) 
P7.3 Promote, expand, and protect a green infrastructure that links the natural habitat 
P7.4 Identify & remove barriers to access parks. Encourage walking & biking as preferred way to get to & from 

parks 
P7.5 Strive for financial resiliency to provide, maintain, & operate parks & recreational programs into an 

uncertain future 
P7.6 Create and promote opportunities to participate/ volunteer in the expansion/maintenance/operations of 

parks, recreation, events, projects & Programs 
P7.7 Explore creative or alternative funding opportunities for programs & capital projects 
P7.8 Ensure equitable distribution of off-leash areas throughout the City 
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General Plan Chapter Overarching Purpose Policies  

Our Creative Community Enhance our creative 
community through 
strengthening partnerships, 
integrating public art, 
creating and enhancing 
venues; and leveraging our 
creative economy. 

P8.1 Increase awareness of the importance of the creative community 
P8.2 Facilitate access to reasonably priced work-live space 
P8.3 Expand artistic space, activities and programs in non-traditional venues 
P8.4 Weave Arts and Culture into the fabric of the City 
P8.5 Make Montclair’s arts, cultural, heritage, and natural attractions visible & accessible to tourists & local 

audiences 
P8.6 Develop an iconic cultural event 
P8.7 Engage students and youth in the creative community beyond the classroom 
P8.8 Increase partnerships between higher education, cultural organizations and arts entrepreneurs 
P8.9 Enhance public understanding, appreciation, & respect for all cultures, achieving diversity, equity, and 

inclusion 
P8.10 Expand equity-focused arts and culture investments across public agencies, through budget appropriations, 

and targeted allocations to artists of color, and cultural institutions serving communities of color and low-
income areas 

P8.11 Increase access to arts and culture in under-resourced neighborhoods 
P8.12 Develop a Public Arts Program 
P8.13 Promote education and interactive components to increase understanding of public art and their 

contribution to Montclair 
P8.14 Integrate public art into the development review & capital improvement Program 
P8.15 Ensure that Montclair’s cultural organizations have the necessary resources to succeed 
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Figure 2-3 General Plan Land Use Map 

 



City of Montclair 
Montclair 2020 General Plan Update and Arrow Highway Mixed-Use District (AHMUD) Specific Plan 

 
2-12 

Figure 2-4 General Plan Land Use Distribution 
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Table 2-3 Land Use Categories 
Land Use Designation Uses Allowed Total Acres 

Low Density Residential  Single-family housing units 
(0-7 units per acre) 

1,384 

Medium Density Residential Single-family detached units, duplexes, triplexes and four-plexes 
(5-15 units per acre) 

157.2 

Neighborhood Single-Family and Small Multi-family housing types (10-50 units per 
acre), allowed uses include retail, professional office, local-oriented 
uses, including supermarkets, retail stores, restaurants, professional 
and medical offices, and specialty retail stores. 

521.6 

Commerce  A wide variety of office and large-format retail and commercial activity 
along with multi-family dwellings (40-85 units per acre). Uses would 
include light industrial uses including research and development uses, 
small scale manufacturing, professional and medical office, and 
traditional business park. 

716.9 

Urban Core  high intensity mixed-use development anchored by civic, cultural, 
entertainment, retail and dining activity that features a variety of 
building sizes and housing choices (75-140 units per acre). 

16.3 

Civic Government buildings and school facilities including: civic center, 
libraries, community centers, senior centers, fire stations, corporate 
yards, both public and private schools/universities and similar uses. 

204.9 

Parks and Open Space  Lands to public recreation and leisure and visual resources, and can 
range from neighborhood tot lots and pocket parks to urban squares 
and plazas and playgrounds to large regional parks and natural 
preserves. 

137.3 
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Table 2-4 Changes in Existing and Proposed General Plan Land Use Designations 

Existing Land Use Designations Acres 
Percentage (%)  
of Total Proposed Land Use Designations Acres 

Percentage (%)  
of Total 

Community Plan 127 3.1    

Planned Development 185 4.5    

Neighborhood Commercial 10 0.2 Mixed Use, Neighborhood 522 12.6 

Business Park 202 4.9    

General Commercial 332 8.0 Mixed Use, Commerce 717 17.3 

Regional Commercial 139 3.4 Mixed Use, Urban Core 16 0.4 

Industrial Park 209 5.1    

Limited Manufacturing 45 1.1    

Office Professional 12 0.3    

Res. Very Low, 0-2 units/acre 162 3.9 Residential, Low (0-7 units/acre) 1,384 33.5 

Res. Low, 3-7 units/acre 1,199 29.0    

Res. Medium, 8-14 units/acre 242 5.9 Residential, Medium (5-15 units/acre) 157 3.8 

Senior Housing 11 0.3    

Medical Center 14 0.3    

Conservation Basins 73 1.8 Open Space 58 1.4 

Neighborhood Park 60 1.5 Park 79 1.9 

Public/Quasi Public 189 4.6 Schools, Religious Facilities, City Hall 205 5.0 

Rights of Way 923 22.3 Rights of Way 962 23.3 

   River Rights of Way 33 0.8 

Total* 4,134 100  4,134 100 

* Totals arrived at by adding up the individual rows above may differ slightly from the number shown here due to rounding 
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 Key Concepts of the Vision  
As discussed in section 2.3.1, Objectives of the Plan, in order to achieve the community’s vision, the 
Plan focuses on a green network for the City, mainly along the San Antonio Creek, connecting the 
western portion of the City from south to north with open parks, public space, and more, to 
increase amenities and improve the ecology of the community. City streets are to be used for 
increased green and transit infrastructure for the public, with a focus on four main street corridors: 
Central Avenue, Holt Boulevard, Arrow Highway, and Mission Boulevard. The Plan also focuses on 
improving neighborhoods, and reviving manufacturing. The following are the key updates included 
in the Plan.  

Focus Areas of New Development 
The Plan proposes focus areas and activity nodes to help shape and distribute new development. 
Much of Montclair is characterized by stable residential neighborhoods and established commercial 
uses. However, several areas have been identified as focus areas that offer unique characteristics 
and may provide opportunities to transition over time with adjustments in land use, beautification, 
and place-making through the following strategies: Green Network; Streets Reimagined; Great 
Neighborhoods; Transit-Oriented Downtown; Mall to Town Center; and Revive Manufacturing. 
These strategies are described below.  

The focus areas of new development are shown in Figure 2-5. Table 2-7 displays the total planned 
acreages for the different land uses under the proposed Plan. Generally, new development would 
result from re-use of properties, conversion of uses in response to market demand (e.g., select 
industrial to commercial), and more intense use of land in defined areas. While there is relatively 
strong demand for a variety of land uses within Montclair, the actual amount and scale of 
development that can occur is limited by the amount of available land, financial feasibility of new 
development, fiscal priorities, and the level of acceptable density aligned with community character 
and vision. The location and amount of projected growth for the next 20 years in the Plan is a result 
of market study; careful block-block assessment of catalytic sites; design, fiscal, and financial 
feasibility; and community preference. 

Green Network 

A new City-wide green network of creeks, trails, open spaces, parks, and green streets is a key part 
of the Plan. A focus will be on the San Antonio Creek, which goes from north to south in the western 
part of the City. This provides opportunity to create more public spaces around and connected to 
the creek like parks, open spaces, and storm water basins to improve community amenities and a 
healthy ecology. The San Antonio Creek Channel Trail is planned to go along the creek, shown in 
Figure 2-6. Gateway green corridors, neighborhood connectors, active and cool corridors, and quiet 
streets are also a part of this development concept. 
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Figure 2-5 Focus Areas of New Development 
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Figure 2-6 San Antonio Channel Trail 

 



City of Montclair 
Montclair 2020 General Plan Update and Arrow Highway Mixed-Use District (AHMUD) Specific Plan 

 
2-18 

Streets Reimagined 

Central Avenue connects two of the area’s main east-west freeways – the I-10 San Bernardino 
Freeway and the SR-60 Pomona Freeway (which is about one mile south of the Plan Area) – from 
north to south. It is also an important arterial roadway and commercial corridor traversing the Plan 
Area. Under the Plan, Central Avenue will be used as a mix used corridor. As shown in Figure 2-5, 
there will be two main focus areas of development: the Downtown and AHMUD areas north of the 
I-10 freeway, and the east/west Holt and Mission corridors in the southern third of the community. 
These focus areas will be connected by Central Avenue, which will have a new streetscape with two- 
and three-story mixed-use buildings. It will have four traffic lanes with parking on both sides, and a 
median allowing the preservation of the existing pine trees. Holt Avenue will be a part of the new 
center in the southern third of the community that will vary from the downtown center north of the 
I-10 freeway. This will add to the already established residential and commercial area with infill 
developments, such as the three-story buildings, to help establish this as a center at the intersection 
of Central Avenue. Arrow Highway has a proposal for a new streetscape and will be a part of the 
new downtown. Mission Boulevard is planned to have infill development with properly scaled 
frontage that complements the landscaping that is currently present. Conceptual illustrations of 
streetscapes along Central Avenue and Holt Boulevard are shown in Figure 2-7 and Figure 2-8.  

Great Neighborhoods 

The concept and vision for great neighborhoods is to preserve the City’s stable residential 
neighborhoods and, where necessary, enhancing and repairing any deficiencies. The Plan lists the 
following strategies/goals for maintaining and enhancing vibrant, healthy, and resilient 
neighborhoods: 

 Basic needs of daily life should be available within a short five-minute walk 
 New development on existing or proposed streets facing these neighborhoods should be of a 

scale, size and character compatible with the existing homes 
 A network of green streets and trails should link major public destinations 
 There should be a diversity in type and size of buildings, streets, and open spaces, creating many 

options in uses, affordability, environments, and experiences 

Transit-Oriented Downtown 

A new downtown north of the I-10 is part of the Plan. This downtown will be accessible by Arrow 
Highway, Fremont Avenue, and Moreno Avenue and will include enhancements to those streets. 
The area is generally bounded by Arrow Highway, Central Avenue, Moreno Street, and Monte Vista 
Avenue. The enhancement of these three streets along with new infill development will create a 
robust mixed-use center close to the Montclair Transcenter (including the Metrolink Station) for 
ease of access via public transportation.  
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Figure 2-7 Conceptual Illustration of Central Avenue Streetscape 

 

Figure 2-8 Conceptual Illustration of Central Avenue and Holt Boulevard 
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Mall to Town Center 

Montclair Place has been the City’s main commercial destination; the key concept is to transform 
the mall from a non-pedestrian friendly place to a vibrant new, walkable, mixed-use district with 
retail, office, and residential uses as shown in Figure 2-9.  

Revive Manufacturing 

The goal of this strategy is to preserve and improve the industrial area east of Central Avenue and 
north of the I-10. Industrial development between Mission Boulevard and Holt Boulevard will be 
selectively infilled with two- and three-story buildings that support small businesses dedicated to 
creating and selling self-made products, in fields ranging from food to crafts to technology. 

Arrow Highway Mixed-Use District (AHMUD) Specific Plan 
This Specific Plan is a component of the General Plan and focuses on the northwest and northeast 
corners of Montclair. The study area is located along the Arrow Highway Corridor mentioned above. 
Community engagement was a core part of the Specific Plan. The AHMUD builds off the previous 
specific plans of increased pedestrian and transit oriented downtown. AHMUD West focuses will be 
Arrow Highway enhancement, and new residential development west of the creek and north and 
south of the creek. AHMUD East focuses on Arrow Highway enhancement, a new public park, new 
development on the north and souths side of Arrow Highway, and new development facing Central 
Avenue. The AHMUD Specific Plan incorporates public areas, such as greenways, a central park, and 
private and public open spaces. It also increases mobility through updated streetways, transit, 
sidewalks, bike lanes, and more. AHMUD includes phasing of public infrastructure such as 
improvements to streetscapes, San Antonio Creek Channel Trail, and Parks.  

The three ways the AHMUD approached the policies was through resilience, social equity, and vision 
zero. Resilience keeps in mind the betterment of current residents while thinking of future 
adversities. Social equity seeks to integrate equal opportunity to all who reside in Montclair by 
improving opportunities through jobs, affordable housing, parks, mobility, and inclusion. Vision zero 
includes eliminating traffic fatalities and creating safe, healthy, and equitable mobility. 
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Figure 2-9 Plan of Redevelopment of Mall 
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 Residential and Employment Growth Projections 
Table 2-5 shows current and forecast population, households, and employment for the City, as 
estimated by the Southern California Association of Governments (SCAG). Montclair’s population is 
forecast to reach approximately 49,200 in the year 2045. This represents an increase of 
approximately 8,798 people (22 percent) from the estimated 2018 population of 40,402 (SCAG 2019 
and 2020). 

Table 2-5 Population Growth 
Year Population Households Employment 

2016  38,700a 9,900 a 19,300 a 

2018  40,402b 10,546 b 18,791 b 

2045  49,200a 11,200 a 20,900 a 

Change, 2018-2045  8,798 654 2,109 
a Source: Final Connect SoCal Demographics and Growth Forecast (SCAG 2020) 

b Source: SCAG Profile of the City of Montclair (SCAG 2019)  
 

 Residential, Commercial/Industrial, and Employment 
Growth by Land Use Type 

Based on forecast growth, market demand, and developable land, the General Plan projects the 
change in demand for various land uses through the year 2040 as shown in Table 2-6.  

Table 2-6 Existing Development and Project Demand 
Land Use Existing Projected Additional Demand (2040) 

Residential 11,200 units 5,325 – 7,580 units 

Hotel/Motel  103 rooms Up to 300 rooms 

Office  350,000 sf 360,000 – 600,000 sf 

Industrial/Flex 4,300,000 sf 750,000 – 1,900,000 sf 

Retail 4,600,000 sf Modest demand for new space 

sf = square feet 

The Plan would accommodate future growth in the City and the projected demand for new land 
uses through creation of focus areas and activity nodes to help shape and distribute new 
development, as described in Section 2.3.5, and shown on the proposed General Plan Land Use Map 
(Figure 2-3) and the Focus Areas of New Development map (Figure 2-5). The location and amount of 
projected growth for the next 20 years in the Plan is a result of market study; careful block-by-block 
assessment of catalytic sites; design, fiscal, and financial feasibility; and community preference. 
Based on the projected demand, the General Plan provides capacity for residential, mixed-use, civic, 
parks, and right-of-way as shown in Table 2-7. 
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Table 2-7 General Plan Capacity 
Land Use Designation Floor Area Ratio Units/Acre Acres Commercial Square Footage Units 

Residential Low  7 1,384  9,688 

Residential Medium   15 157.2  2,357 

Mixed-Use 
Neighborhood  

0.3 50 521.6 6,816,585 26,081 

Mixed-Use Commerce 0.5 85 716.9 15,614,847 60,939 

Mixed-Use Urban Core 0.75 140 16.3 533,977 2,288 

Civic   204.9   

Parks and Open Space   137.3   

Right-of-Way   995.3   

Total   3,171.1 22,965,409 101,354 

 Climate Action Plan 
A Climate Action Plan (CAP) for the City of Montclair has also been prepared concurrently with the 
Plan. While the CAP is a separate document from the Plan, relevant portions of the CAP have been 
integrated into Plan goals, policies, and implementation programs throughout the relevant Plan 
chapters and sections. The Plan will act as the comprehensive policy document and the CAP will 
provide mechanisms to implement and monitor the GHG reduction opportunities associated with 
City planning policies. Additionally, in this format, the Plan will meet the criteria of a “qualified plan 
for the reduction of greenhouse gases” according to the criteria specified in the CEQA Guidelines, 
which provides a mechanism for tiering and streamlining of GHG emissions analysis for projects that 
are consistent with such a plan. 

2.4 Required Discretionary Actions 
With recommendations from the City’s Planning Commission, the Montclair City Council will need to 
take the following discretionary actions in conjunction with the Plan: 

 Certification of the Final EIR for the Plan 
 Approval of the Plan 

An updated Housing Element for the City of Montclair is included in the Plan and analyzed in this 
EIR. All proposed population and housing growth relative to the updated Housing Element and the 
rest of the Plan is accounted for and analyzed in this EIR. The City plans to adopt and then submit 
the updated Housing Element to the California Department of Housing and Community 
Development (HCD) for review, comment, and certification prior to adoption of the rest of the Plan 
to comply with State guidance related to required and recommended deadlines for submissions of 
Housing Elements, as described in the Housing Element of the Plan. 

The Plan does not involve any annexation of lands or adjustments to the City’s SOI. If annexation is 
pursued in the future, it would require approval from the San Bernardino County Local Agency 
Formation Commission (LAFCo). The California Department of Conservation, Division of Mines and 
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Geology, has no discretionary authority over the Plan, but will review the plans and policies relating 
to seismic safety for compliance with state regulations. 

The City will amend its Development Code following adoption of the Plan to maintain consistency 
between the Plan and the Development Code, including specific land use regulations for parcel 
development defined in the Development Code. This action will, however, be carried out 
subsequent to, and separately from, the discretionary actions analyzed in this EIR. 
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3 Environmental Setting 

This section provides a general overview of the environmental setting for the proposed Plan. More 
detailed descriptions of the environmental setting for each environmental issue area can be found 
in Section 4, Environmental Impact Analysis. 

3.1 Introduction 
According to Section 15125 of the CEQA Guidelines, an EIR must include a description of the 
existing, physical environmental conditions in the vicinity of the project to provide the “baseline 
condition” against which project-related impacts are compared. 

3.2 Regional Setting 
The Plan Area is all land within the City limits and Sphere of Influence (SOI) of the City of Montclair. 
Montclair is in southwestern San Bernardino County, approximately 30 miles east of downtown Los 
Angeles and 24 miles west of the City of San Bernardino. San Bernardino County covers 
approximately 20,068 square miles (U.S. Census Bureau 2020a) and has more than 2.1 million 
residents (California Department of Finance 2020). The County is topographically diverse, with 
mountains, valleys, agricultural land, deserts, and distinct urban areas. The most populated part of 
the County (including the Plan Area) is south of the San Gabriel Mountains and San Bernardino 
Mountains and is relatively close to and climatologically influenced by the Pacific Ocean. The 
Mediterranean climate of this area produces moderate temperatures year-round, but summer 
temperatures sometimes exceed 100 degrees. Winters are cooler and wetter, but low temperatures 
even in the winter rarely go below freezing. Rainfall is concentrated in the winter months. The 
region is subject to various natural hazards, including earthquakes, landslides, and wildfires. 
Together with other cities in the inland coastal plain of San Bernardino, Los Angeles, Orange, and 
Riverside counties, Montclair is part of an ethnically and economically mixed region with a range of 
recreational, cultural, educational, and employment opportunities. 

3.2.1 General Geographic Setting 
Montclair is situated in the western part of the Pomona Valley. Its western boundary is also the San 
Bernardino/Los Angeles County line. It shares its western boundary with the Cities of Pomona and 
Claremont (both of which are in Los Angeles County), its northern boundary with the City of Upland, 
its eastern boundary with the City of Ontario, and its southern boundary with the City of Chino and 
unincorporated areas of San Bernardino County. The area around the City is primarily urban. 
Interstate 10 (I-10), also known as the San Bernardino Freeway, traverses the City from east to west.  

Montclair has historically been and continues to be a largely residential community. As reflected in 
the existing land use designations shown in Table 2-3 in Section 2, Project Description of this EIR, 
about 40 percent of the Plan Area is occupied by residential uses of varying densities; about 23 
percent of the Plan Area is occupied by business, industrial, and commercial uses; about 8 percent 
of the Plan Area is dedicated to open spaces, schools, and public facilities; about 3 percent is 
covered by Community Plans; and about 22 percent is occupied by rights-of-way. 
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3.2.2 Topography and Drainage 
Montclair lies in the western part of the Pomona Valley, a sloping alluvial plain created by the 
weathering of the San Gabriel Mountains. The plain slopes generally to the south at about 2 percent 
(2 vertical feet for every 100 horizontal feet). The mean elevation of the City is 1,066 feet above sea 
level (Wikipedia, 2021). Plan Area elevations run from about 1,300 feet above sea level along the 
northern boundary of the Plan Area to 850 feet above sea level at the intersection of Phillips and 
Pipeline Avenues in the southwest part of the Plan Area (Montclair, 1999). The City’s topography is 
relatively level in most areas, with no significant hillside areas or slopes. Soils in Montclair, as in 
most of the Pomona Valley, consist of alluvial debris deposited from the weathering of the San 
Gabriel Mountains. The two dominant soil types are the Tujunga-Dehli and Tujunga-Soboba 
Associations. Both soils types are very deep, coarse to gravely or cobbly, coarse textured, and 
excessively well drained with low water holding capacity. Due to the urbanized nature of the City 
and its relatively level topography, soil erosion generally is not an issue. 

3.2.3 Climate 
Montclair enjoys a subtropical and semi-arid climate. The annual average temperature is 67 degrees 
Fahrenheit (oF). Summer highs are typically around 90 oF (but sometimes exceeding 100oF) and 
winter lows are typically around 40 oF but can occasionally be around 30 oF, although they rarely dip 
below freezing. Montclair receives an average annual rainfall of about 16.8 inches, which falls 
primarily during the months of September through April (Climate Data).  

3.3 Cumulative Project Setting 
Because the proposed project is a general plan update, cumulative impacts are treated somewhat 
differently than they would be for a project-specific development. Section 15130(b)(1)(B) of the 
CEQA Guidelines states that an adequate cumulative impact analysis can be based on “A summary 
of projections contained in an adopted local, regional or statewide plan, or related planning 
document that describes or evaluates conditions contributing to the cumulative effect.”  

By its nature, a general plan considers cumulative impacts insofar as it considers cumulative 
development that could occur within a City’s plan area. Therefore, the analysis of project impacts 
also constitutes the cumulative analysis and each environmental impact analysis chapter of this EIR 
(chapters 4.0 through 4.20) contains only a brief discussion at the end of each chapter of the nature 
of cumulative impacts for the applicable impact area discussed in that chapter.  

The analysis of transportation and related impacts (such as air quality, greenhouse gases, and noise) 
considers the effects of regional traffic growth, based on existing and future traffic volumes from 
the current regional growth model. The San Bernardino County Regional Travel model (SBTAM) was 
used to forecast roadway segment volumes and estimate existing and future Vehicle Miles Traveled 
(VMT). This model is consistent with the 2016 SCAG Regional Transportation Plan/Sustainable 
Communities Strategy (RTP/SCS); it has a base year of 2018 and a forecast year of 2040. Regional 
transportation models such as the SBTAM use socioeconomic data to estimate trip generation, 
mode choice, as well as several sub-models to address complex travel behavior and multi-modal 
transportation issues. This socioeconomic input data for the transportation model is processed at 
the Transportation Analysis Zone (TAZ) level. TAZs, often referred to as Tier 2 analysis, are generally 
equivalent to census block groups. There are over 11,000 TAZs in the SCAG region (SCAG, 2021).  
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4 Environmental Impact Analysis 

This section discusses the possible environmental effects of the project for the specific issue areas 
identified as having the potential to experience significant impacts. “Significant effect” is defined by 
CEQA Guidelines Section 15382 as:  

a substantial, or potentially substantial, adverse change in any of the physical conditions within 
the area affected by the project, including land, air, water, minerals, flora, fauna, ambient noise, 
and objects of historic or aesthetic significance. An economic or social change by itself shall not 
be considered a significant effect on the environment. A social or economic change related to a 
physical change may be considered in determining whether the physical change is significant. 

The assessment of each issue area begins with an introduction summarizing the environmental 
effects considered for that issue area. This is followed by the setting and impact analysis. In the 
impact analysis, the first subsection identifies the methodologies used and the “significance 
thresholds,” which are those criteria adopted by the City, other agencies, universally recognized, or 
developed specifically for this analysis, to determine whether potential effects are significant. The 
next subsection describes each impact of the proposed project, mitigation measures for significant 
impacts, and the level of significance after mitigation. Each effect under consideration for an issue 
area is listed separately in bold text, with the discussion of the effect and its significance following. 
Each bolded impact listing also contains a statement of the significance determination for the 
environmental impact as follows: 

 Significant and Unavoidable. An impact that cannot be reduced to below the significance 
threshold level with implementation of reasonably available and feasible mitigation measures. 
Such an impact requires a Statement of Overriding Considerations to be issued if the project is 
approved per Section 15093 of the CEQA Guidelines. 

 Less than Significant with Mitigation. An impact that can be reduced to below the significance 
threshold level with implementation of reasonably available and feasible mitigation measures. 
Such an impact requires findings to be made under Section 15091 of the CEQA Guidelines. 

 Less than Significant. An impact that may be adverse, but does not exceed the significance 
threshold levels and does not require mitigation measures. Mitigation measures that could 
further lessen the environmental effect may be suggested if readily available and easily 
achievable. 

 No Impact or Beneficial. No impact would occur or the Plan would have a beneficial effect. 

Following each environmental effect discussion, a list is provided of recommended mitigation 
measures (if required) and the residual effects or level of significance remaining after the 
implementation of the measures. In those cases where the mitigation measure for an impact could 
have a significant environmental impact in another issue area, this impact is discussed as a residual 
effect. The impact analysis concludes with a discussion of cumulative effects that evaluates the 
impacts associated with the project in conjunction with other future development in the area near 
Montclair. Please refer to Table ES-1 in the Executive Summary of this EIR for a summary of all 
impacts and mitigation measures that apply to the Plan. 

As outlined in Section 3.3, Cumulative Project Setting, of this EIR, Section 15130(b)(1)(B) of the CEQA 
Guidelines states that an adequate cumulative impact analysis can be based on “A summary of 
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projections contained in an adopted local, regional or statewide plan, or related planning document 
that describes or evaluates conditions contributing to the cumulative effect.”  

By its nature, a general plan considers cumulative impacts insofar as it considers cumulative 
development that could occur within a City’s plan area. Therefore, the analysis of the Plan’s impacts 
also constitutes the cumulative analysis, and each environmental impact analysis chapter of this EIR 
(Chapters 4.0 through 4.20) contains only a brief discussion at the end of each chapter of the nature 
of cumulative impacts for the applicable impact area discussed in that chapter. Examples of impact 
areas in which cumulative impacts extend, to some degree, beyond the boundaries of the Plan Area 
include transportation, air quality, and greenhouse gas emissions. 
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4.1 Aesthetics 

This section describes current visual conditions in and around the Plan Area and evaluates the 
potential aesthetic and visual impacts of the Plan. Information for this section was taken in part 
from the Montclair General Plan Update (the Plan) and the Arrow Highway Mixed-Use District 
Specific Plan Area (AHMUD). 

4.1.1 Environmental Setting 
Visual resources are an important component of the quality of life of any community. As residents, 
workers, and/or visitors experience a place, their primary sensory interaction with that place is 
visual, and a wide variety of visual elements form the aesthetic character. These elements include 
scenic vistas, scenic resources, light and glare, and the visual character and quality of the area’s 
topography, natural features, and urban form. 

a. Scenic Resources 

Scenic Streets 
While the Plan Area has no designated scenic streets, local streets can and sometimes do enhance 
the aesthetic environment of the community, if they are well-designed. They can also serve an open 
space function by providing walking, jogging, bicycling, and relaxation opportunities, when they are 
configured with adequate sidewalks, bike paths, street trees, landscaped planting areas, and other 
streetscape amenities. This is further extended if they connect to other amenities with potential 
scenic value, such as parks and open space. 

Scenic Highways 
California’s Scenic Highway Program was created in 1963. Its purpose is to preserve and protect 
scenic highway corridors from changes that would diminish the aesthetic value of lands adjacent to 
highways. Scenic corridors typically pertain to highways and visible lands outside the highway right-
of-way, generally described as the view from the road. While there are no officially designated 
scenic highways in the Plan Area, the Foothill Freeway (Interstate 210 [I-210]), located 
approximately 2.5 miles north of the northern edge of the Plan Area, is eligible for state scenic 
highway designation (California Department of Transportation [Caltrans] 2011). 

Scenic Vistas 
A scenic vista is a viewpoint that provides expansive views of a highly valued landscape for the 
benefit of the public. Scenic vistas encompass long-range views and often emphasize large-scale 
natural features. The following is a discussion of potential scenic vistas in the Plan Area.   

The Plan Area is on an alluvial plain that gradually slopes down and to the south from the San 
Bernardino Mountains. The dominant views from the Plan Area are therefore of the San Bernardino 
Mountains, which can be seen from much of the Plan Area, looking north. On a clear winter day, the 
mountains are often snow-capped and clearly visible. Although the San Bernardino Mountains are 
not identified by the City as part of a scenic vista, because views of these mountains are prominent 
and the public can see them from much of the Plan Area, views of the San Gabriel Mountains could 
be considered part of a scenic vista for purposes of this environmental analysis. 



City of Montclair 
Montclair 2020 General Plan Update and Arrow Highway Mixed-Use District (AHMUD) Specific Plan 

 
4.1-2 

b. Urban Visual Character and Quality 
While scenic vistas encompass long-range views and often emphasize large-scale natural features, 
views are also affected by their more immediate visual surroundings. Local aesthetics, typically on a 
neighborhood level, also contribute to the City’s urban visual character. Development densities and 
types, distinctive neighborhoods and commercial districts, unique architectural elements, 
prominent public institutions/landmarks, and other elements all contribute to the City’s aesthetic 
quality. 

Development Patterns 
Montclair is a built-out community in an urbanized area, but it still retains the predominantly single-
family residential character valued by many members of the community. Typical single family homes 
include post World War II homes, modest mid-century style home and ranch style homes. Section 
4.5 Cultural Resources discusses the charter of these homes in the context of their historical 
development. It is also characterized by distinct, diverse commercial areas and a variety of active 
and passive recreational facilities. 

Residential Character 

Montclair’s earliest buildings, typically farmhouse, dates to the early twentieth century. Many of the 
residential neighborhoods are tract houses-built after World War II (in the 1950’s and 1960’s) and 
are designed in a Modest Mid-Century style. Most of the commercial and industrial buildings are 
also from the postwar era and have a Mid-Century modern style. New residential and commercial 
buildings continue to emanate a ranch and mid-century modern style so there is a cohesiveness 
among architectures and styles. 

Commercial Areas 

Montclair is transitioning from expansion and development to maintenance, preservation, and 
restorative infill activities. Non-residential rehabilitation activities serve to promote the retention, 
stabilization, and/or expansion of viable commercial activities, enhance the visual character of those 
areas, replace outdated or incompatible design elements, and respond to any infrastructure or 
related constraints that serve as disincentives to the improvement of those areas. Montclair 
commercial areas include a variety of businesses, such as a range of restaurants, serving the 
community. Several corridors and specific areas have identifiable aesthetic styles, such as Central 
Avenue, Holt Boulevard, and Moreno Street. Each is described in more detail below. The 
descriptions of the Holt Boulevard Corridor and the Moreno Street Corridor are taken from or based 
on the descriptions of these commercial areas in the Plan. 

CENTRAL AVENUE 
Central Avenue is in the northern portion of the City. Currently, Central Avenue is a six-lane road 
between the northern City limits and Benito Street, and a four-lane road between Benito Street and 
the southern City limits with twelve-foot travel lanes. The corridor serves mostly commercial areas 
such as restaurants and stores north of Interstate 10 (I-10) and serves a mix of commercial and 
single-family residential uses south of the I-10. Building height in commercial and residential areas 
does not exceed two and one-half stories. On-street parking and loading zones are provided on both 
sides of the street throughout the corridor.   
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HOLT BOULEVARD CORRIDOR 
The aesthetic character of Holt Boulevard Corridor is influenced primarily by the commercial and 
industrial areas along it. General commercial uses account for approximately 275 acres or 8 percent 
of the land within Montclair, which are found mostly in the Holt and Mission Boulevard corridors 
(City of Montclair, 1991). The Holt Boulevard Corridor is part of the backbone of the City’s 
circulation system. Holt Boulevard is a major east/west transportation route for the City. The 
planned visual character of commercial buildings in the corridor includes richness of surface and 
texture, significant wall articulation, multi-planed pitched roofs, regular or traditional window 
rhythm, significant landscape and hardscape elements, and comprehensive signage programs. These 
elements create good and innovative design features that are consistent with the General Plan. 

MORENO STREET CORRIDOR 
Moreno Street is a two-lane road in the northern portion of the City serving the residential areas 
west of San Antonio Creek. Its earliest buildings, most of which are former farmhouses that date to 
the early twentieth century, exhibit characteristics of the Craftsman style including low pitched 
roofs, wide eaves, and the incorporation of native stone and other natural materials. East of San 
Antonio Creek, between Benson and Monte Vista Avenue, Moreno Street is a four-lane road serving 
commercial areas. This corridor is a connector for parks, residential areas, schools, commercial 
areas, and is walking distance to the Montclair Transit Center (Transcenter). Most of the commercial 
and institutional properties along this corridor dating to the post war era exhibit characteristics of 
the Mid-Century Modern style including simple geometric forms, flat or low pitched roofs, and the 
absence of applied ornament. 

Rail Line 

Metrolink’s San Bernardino train rail line goes through the northern part of the City just north of 
Arrow highway, with a stop at the Montclair Transcenter, a multimodal transportation facility 
located along Richton Street just east of Monte Vista Avenue. The 20-acre Transcenter is the 
largest Metrolink facility between Union Station in Los Angeles and the San Bernardino 
Metrolink station. It includes 1.6 acres for future residential/mixed use development and has 
parking for up to 1,600 vehicles. The aesthetic character of this rail corridor is influenced by 
the wide right of way around the rail line that provides relatively unobstructed views along it 
and into other areas; copious open but paved spaces including large surface parking lots near 
the Transcenter; and large industrial and commercial buildings between Central Avenue and 
Benson Avenue. Many properties along the rail line “turn their back” to the corridor by using 
walls or other barriers for safety and noise reduction purposes.   

Open Space and Recreational Facilities 

Open space provides visual relief from urbanized areas, including views for motorists, bicyclists, and 
pedestrians. Because the majority of the Plan Area is currently developed, open space is provided in 
the form of parks and street medians interspersed throughout the City. Montclair has a recreation 
center that offers programs and classes for the community.   

PARKS 
Currently, the City maintains 13 parks that cover more than 46 acres. The Chino Basin Conservation 
District has a two-acre demonstration garden to help educate the community about water efficient 
landscaping and the City also has a skate park for the community.  
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ANGELES NATIONAL FOREST 
The Angeles National Forest is seven miles north of the Plan Area. It encompasses 650,000 acres 
including mountains, rivers, dense forests, and wilderness and offers a variety of regional 
recreational activities all-year round, including hiking, camping, swimming, fishing, mountain biking, 
and horseback riding. 

c. Light and Glare 
The Plan Area is primarily built out. Therefore, a substantial amount of nighttime ambient light from 
urban uses already exists. Typical contributors to nighttime ambient light levels include both 
stationary and mobile sources. Stationary sources include exterior structure illumination, light 
spillover from interior lighting, lighting for outdoor uses such as sports fields and courts, parking lot 
lighting, streetlights, and illuminated signage such as neon signs. In an urban setting such as the Plan 
Area, the principal mobile contributor to nighttime light is vehicle headlights. While exterior lighting 
is important for safety and wayfinding in an urban setting, excessively high, ambient nighttime light 
levels can have various negative effects, including reduction of night sky visibility, and annoyance or 
interference with sleep when the light intrudes into interior spaces.  

Glare can be defined as excessive and uncontrolled brightness from a particular source, with the 
viewer being exposed to a direct or reflected view of the light source (Rensselaer Polytechnic 
University 2007). During the day, the primary source of glare is sunlight reflected by highly reflective 
surfaces such as glass and metal on buildings and cars, while nighttime light and glare comes from 
the same sources of nighttime ambient light, discussed above. 

4.1.2 Regulatory Framework 

a. State 

State Scenic Highways 
Caltrans defines a scenic highway as any freeway, highway, road, or other public right-of-way, that 
traverses an area of exceptional scenic quality. Suitability for designation as a State scenic highway 
is based on vividness, intactness, and unity, as described in Caltrans Scenic Highway Guidelines 
(2008):  

 Vividness is the extent to which the landscape is memorable. This is associated with the 
distinctiveness, diversity, and contrast of visual elements. A vivid landscape makes an 
immediate and lasting impression on the viewer. 

 Intactness is the integrity of visual order in the landscape and the extent to which the natural 
landscape is free from visual intrusions (e.g., buildings, structures, equipment, grading). 

 Unity is the extent to which development is sensitive to and visually harmonious with the 
natural landscape. 

While there are no officially designated scenic highways in the Plan Area, the I-210, located 
approximately 2.5 miles north of the northern edge of the Plan Area, is eligible for state scenic 
highway designation (Caltrans 2011). A state scenic highway changes from “eligible” to “officially 
designated” when the local jurisdiction adopts a scenic corridor protection program, applies to 
Caltrans for scenic highway approval, and receives notification from Caltrans that this highway has 
been designated as a Scenic Highway. 
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City of Montclair Municipal Code 
Title 11 of the Montclair Municipal Code, Zoning, includes the City’s zoning regulations and 
standards. The purpose of Title 11 is to designate, regulate, and control the location, use, height, 
and alterations of buildings, structures, and land for residence, commerce, trade and industry, or 
other purposes. Title 11 of the Municipal Code divides the City into various zones, with standards for 
each zone regulating these qualities. Such regulations are deemed necessary to encourage the most 
appropriate use of land and preserve the aesthetic qualities of the City. Examples include requiring 
development to provide adequate open spaces for light and air, limiting the density of 
development, and implementing landscaping standards.  

Section 11.50.090 of the Municipal Code includes lighting standards for protecting the aesthetic 
character of the City. Examples of these standards include requiring pole lights to be situated and 
shielded to not reflect lighting on adjacent properties, buildings, or public rights-of-way, and 
requiring all lighting to be arranged and shielded to eliminate glare and reflection.  

The City has adopted specific plans with established zones that help govern development in various 
parts of Montclair where zoning regulations and standards may differ from the general regulations 
and standards of the City’s General Plan and Zoning Ordinance. These specific plans range from one 
development (e.g., a specific site) to larger planned development areas. The City’s specific plans 
include the following: 

 Arrow Highway Mixed Use District Specific Plan 
 North Montclair Downtown Specific Plan (NMDSP) 2017 
 Montclair Place District Specific Plan (MPDSP) 2020 

4.1.3 Impact Analysis 

a. Methodology and Significance Thresholds 
The assessment of aesthetic impacts involves qualitative analysis inherently subjective in nature. 
Viewers react to views and aesthetic conditions differently. This evaluation measures the existing 
visual environment of the Plan Area, described above, against the proposed project 
(implementation of the Plan), analyzing the nature of the anticipated change. It is important to 
underscore that the project is a General Plan and does not contain specific development proposals. 
This analysis therefore focuses on land use changes envisioned under the Plan and the aesthetic 
impacts on the community in terms of arrangement of built to open space, density and intensity of 
development, and height according to the thresholds of significance discussed below. The existing 
visual character and context of the Plan area is shown and described in Section 4.1.1, Environmental 
Setting, of this chapter.  

According to CEQA Guidelines Appendix G, impacts related to aesthetics would be potentially 
significant if implementation of the Plan would: 

 Have a substantial adverse effect on a scenic vista; 
 Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, 

and historic buildings within a state scenic highway; 
 In non-urbanized areas, substantially degrade the existing visual character or quality of public 

views of the site and its surroundings; or, in urbanized areas, conflict with applicable zoning and 
other regulations governing scenic quality; and/or 
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 Create a new source of substantial light or glare that would adversely affect day or nighttime 
views in the area. 

b. Project and Cumulative Impacts 

Threshold 1: Would the Plan have a substantial adverse effect on a scenic vista? 

Impact AES-1 THE PLAN WOULD FACILITATE NEW DEVELOPMENT IN THE PLAN AREA, AND MAY AFFECT 
PUBLIC VIEWS OF SCENIC VISTAS, BUT ADHERENCE TO MUNICIPAL CODE REQUIREMENTS, DEVELOPMENT 
REVIEW PROCEDURES, CITY POLICIES, AND REQUIREMENTS IN THE AHMUD SPECIFIC PLAN WOULD REDUCE 
POTENTIAL IMPACTS TO SCENIC VISTAS TO A LESS THAN SIGNIFICANT LEVEL. 

The Plan would allow for increased development and population growth in the Plan Area. 
Projections in the Plan forecast increased demand for residential and commercial development 
during the Plan period (about the next 20 years), which the Plan would accommodate. Any new 
buildings in the City are required to follow Title 11 of the Municipal Code. For example, the 
maximum building height is two- and one-half stories (35 feet), with exceptions outlined in the 
Municipal Code. New development carried out under the Plan would potentially create adverse 
effects on the scenic vista of the San Bernardino Mountains in portions of the City. Adherence to 
Municipal Code building height limits and setback requirements would, however, allow for sufficient 
views over and between buildings to avoid substantial effects on this scenic vista.  

The AHMUD Specific Plan requires new development for each structure and land use to be 
constructed, reconstructed, enlarged, altered, or replaced in compliance with permit approval 
requirements. These requirements include:  

 The land use must be allowed in the zoning district  
 Permits or approvals required by the AHMUD Code must be obtained before the issuance of any 

required grading, building, or other construction permit, and before the proposed structure is 
constructed and land use established or otherwise put in operation, and  

 Each land use and structure will comply with the applicable development standards of the 
AHMUD Code for the zoning district in which the site is located.  

Adherence to these requirements would ensure that new development is reviewed for its potential 
impact on scenic vistas.  

Views of scenic vistas would change gradually and incrementally as development carried out under 
the Plan occurs over approximately the next 20 years. The Plan Area is already developed and in an 
urban environment. In addition, future developments in the City would undergo further 
environmental and design review on a project-by-project basis, as applicable and as they are 
proposed, to identify and address any project-specific impacts to scenic vistas.  

The Plan does not propose specific development projects that would have a substantial negative 
impact on public views or scenic vistas. In addition, there are no adopted scenic vistas in the Plan 
Area. All future development would be required to comply with regulations and development 
review procedures that concern the protection of public views or scenic vistas. Impacts to scenic 
vistas would therefore be less than significant.  

Mitigation Measures 
None required beyond compliance with applicable regulations and development review procedures. 
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Threshold 2: Would the Plan substantially damage scenic resources, including, but not limited to, 
trees, rock outcroppings, and historic buildings within a state scenic highway? 

Impact AES-2 THE PLAN WOULD FACILITATE DEVELOPMENT AND ACTIVITIES THAT HAVE THE POTENTIAL 
TO IMPACT SCENIC RESOURCES, INCLUDING TREES, ROCK OUTCROPPINGS, AND HISTORIC BUILDINGS. FUTURE 
DEVELOPMENT COULD RESULT IN DIRECT IMPACTS TO SCENIC RESOURCES SHOULD CONSTRUCTION RESULT IN 
THE PHYSICAL DEMOLITION, DESTRUCTION, RELOCATION, OR ALTERATION OF A SCENIC RESOURCE. 
COMPLIANCE WITH CITY DEVELOPMENT REVIEW PROCEDURES WOULD REDUCE POTENTIAL IMPACTS TO SCENIC 
VISTAS TO A LESS THAN SIGNIFICANT LEVEL. 

Scenic resources in the Plan Area include scenic tree resources and historic buildings. Older mature 
trees provide a sense of age and permanence. As stated on page 78 of the General Plan, every effort 
should be made to retain these trees, even in new development and in instances where the tree can 
be saved (City of Montclair, 1999). As discussed in Section 4.5, Cultural Resources, the City of 
Montclair Historic Resource List currently includes two historic resources: the Russian Village 
Historic District and Reeder Citrus Ranch. Future development in the Plan Area may impact historic 
buildings and heritage trees through the destruction or alteration of such resources. All future 
development would be required to comply with City development review procedures to ensure 
impacts to heritage trees and historic buildings are reduced and minimized in conjunction with 
future development, reducing impacts to such resources to a less than significant level. 

Compliance with City development review procedures including site plan review, and avoidance of 
impacts to historic resources, would ensure that scenic trees are conserved. Site plan review and 
adequate study and identification of historic structures occurs prior to development, and during this 
process mitigation measures are devised to avoid or lessen negative impacts to potential historic 
and scenic resources. Adherence to these procedures would ensure that impacts to historic and 
scenic resources would be less than significant. 

As discussed in Section 4.1.1, Environmental Setting, there are no officially designated scenic 
highways in the Plan Area. The I-210, located approximately 2.5 miles north of the northern edge of 
the Plan Area, is eligible for state scenic highway designation (Caltrans 2011). A state scenic highway 
changes from “eligible” to “officially designated” when the local jurisdiction adopts a scenic corridor 
protection program, applies to Caltrans for scenic highway approval, and receives notification from 
Caltrans that the highway has been designated as a Scenic Highway. None of these actions have 
been taken for the I-210 in Montclair, however. Implementation of the Plan would not affect scenic 
resources in a state scenic highway viewshed. Impacts would be less than significant.  

All future development would be required to comply with City development review procedures that 
concern the preservation of scenic resources. Regulations governing historical resources are also 
discussed in Section 4.5, Cultural Resources. As future projects are proposed and considered by the 
City they will be required to adhere to City development review procedures; therefore, the Plan’s 
potential impact on scenic resources would be less than significant. 

Mitigation Measures 
Impacts would be less than significant. Therefore, mitigation is not required.  
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Threshold 3: Would the Plan, in non-urbanized areas, substantially degrade the existing visual 
character or quality of public views of the site and its surroundings? (Public views are 
those that are experienced from a publicly accessible vantage point.) In urbanized 
areas, would the Plan conflict with applicable zoning and other regulations governing 
scenic quality? 

Impact AES-3 WHILE THE PLAN WOULD ACCOMMODATE DEVELOPMENT THAT WOULD ALTER THE VISUAL 
CHARACTER OF THE PLAN AREA, IT ALSO CONTAINS POLICIES AND ACTIONS DESIGNED TO PROTECT AND 
IMPROVE THE VISUAL CHARACTER AND QUALITY OF THE COMMUNITY, INCLUDING THE PLAN’S FOCUS AREAS. 
THESE POLICIES AND ACTIONS WOULD BE APPLIED AND ENFORCED THROUGH THE CITY’S STANDARD 
DEVELOPMENT REVIEW PROCEDURES. IMPACTS WOULD BE LESS THAN SIGNIFICANT. 

The land use changes envisioned under the Plan may affect the aesthetic character of various parts 
of the Plan Area. While all future development would be required to adhere to the design, density, 
and height guidelines applicable to the land use designation of the property on which it is proposed, 
the Plan would also establish goals and policies that would help define and guide the desired visual 
character and quality of specific districts, activity centers, and corridors in the community, described 
in Section 2, Project Description, of this EIR. The vision established by the Plan places a greater 
emphasis on green infrastructure including core areas such as open space and connecting corridors 
like the Gateway Green Corridors as depicted in Figure 4.1-1. These corridors are highly visible and 
can help to define the character of the City. As discussed below, the Plan defines (both physically 
and visually) the desired visual character and quality of these areas and sets policies in place to 
ensure that the City retains the unique aesthetic qualities valued by its residents. The Plan does not 
call for substantial changes to established residential neighborhoods, and includes specific policies 
aimed at retaining the character of the neighborhoods as stated in Policy P3.2 (conserve stable 
residential neighborhoods) and Action 5.9e (design parks and public spaces that reflect community 
character and identity, incorporate local natural, cultural, and historic landscapes and features). 

The Plan would foster development of the community with improved streetscapes, gateways, and 
parks while improving opportunities for walking and biking to a variety of destinations. Public 
projects would also enhance the City, including the San Antonio Channel Enhancement; Arrow 
Highway Enhancement; Fremont Avenue Enhancement; Central Avenue Enhancement; and Local 
Street Improvement of Holt Boulevard, Orchard Street, San Bernardino Street, Moreno Street, 
Monte Vista Avenue and Ramona Avenue.  

An increase in green infrastructure will include more greenways, increase in parks and open space, 
gateway green corridors, neighborhood connectors, and active and cool corridors. 
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Figure 4.1-1 Gateway Green Corridors 
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The policies and actions in the Plan related to visual character and quality include: 

P1.1 Enhance air and water quality, increase public green space through the integration of 
green infrastructure. 

A1.1a Develop a trail along the San Antonio Creek Channel. 

A1.1b Require larger development projects to provide a range of public and private open spaces. 

A1.1h Coordinate City work programs and projects to implement Green Streets as an integrated 
aspect of City infrastructure. 

A1.4i Develop a predictable and sustainable means of funding implementation and maintenance 
of green infrastructure elements and green streets. 

A1.4j Plan for large-scale use of Green Streets as a means of better connecting neighborhoods, 
better use of the public right of way, and better enhancing livability. 

A1.4k Educate citizens, businesses and the development community about Green Streets and how 
they can serve as linear parks to enhance, improve, and connect neighborhoods to 
encourage their support, demand, and funding of these projects. 

P3.2 Conserve stable residential neighborhoods. 

A3.2a Update the development code to ensure new infill development maintains and enhances 
the established character of neighborhoods. 

A3.2b Through code enforcement and other activities, provide early intervention to promote 
timely upkeep of the existing housing stock. 

A2.4b Provide open space amenities in the commercial core. 

P3.3 Direct new growth to Downtown area and the corridors. 

A3.3a Direct new growth to the Station Area, MPDSP, Arrow Highway Mixed Use District, and the 
Central Avenue, Holt Boulevard, and Mission Street corridors. 

A3.3b Update the development code to encourage mixed-use, walkable, and contextual 
development. 

A3.3c Prepare a Specific Plan for the Arrow Highway Mixed Use District (AHMUD). 

P5.4 Create and enhance equitable access to spaces that will foster positive interactions and 
encourage healthy lifestyles. 

A5.4a Encourage new development and existing properties to integrate Crime Prevention Through 
Environmental Design (CPTED) strategies and strategies to improve walkability. 

A5.4b Create public spaces with seating, art, and play features near shopping and business areas 
of the City (partner with restaurants to create sidewalk outdoor seating areas to activate 
the sidewalk). 

P5.9 Create and foster a sense of community and improve social connectedness. 

A5.9e Design parks and public spaces that reflect community character and identity, incorporate 
local natural, cultural, and historic landscapes and features. 

Development and redevelopment that may occur under the Plan would be governed by these 
policies, which would be applied and enforced through the City’s standard development review 
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procedures. These plans and procedures work together to protect Montclair’s aesthetic resources 
and are a means to retain the community’s character, while providing enhancements in certain 
areas of the City. Impacts to the visual character and quality of the Plan Area would therefore be 
less than significant with implementation of applicable policies and regulations. 

Mitigation Measures 
None required beyond compliance with applicable Plan policies and supporting City regulations. 

Threshold 4: Would the Plan create a new source of substantial light or glare that would adversely 
affect day or nighttime views in the area? 

Impact AES-4 NEW DEVELOPMENT CARRIED OUT UNDER THE PLAN WOULD ADD NEW SOURCES OF LIGHT 
AND GLARE TO THE PLAN AREA, BUT ALL DEVELOPMENT WOULD BE REQUIRED TO COMPLY WITH THE CITY’S 
LIGHTING REGULATIONS AND IMPACTS WOULD THEREFORE BE LESS THAN SIGNIFICANT. 

The Plan proposes development changes in identified nodes and corridors of the Plan Area, 
including enhanced pedestrian and bicycle improvements, streetscape enhancements, and the 
transition of industrial areas to allow for a mix of commercial uses (such as office and retail). 
Development in these and other parts of the Plan Area could create new sources of light from 
exterior building illumination, outdoor lighting associated with pedestrian and bicycle facilities, and 
glare from reflective building surfaces and vehicle surfaces or the headlights of vehicular traffic. 
These new sources of light or glare could affect adjacent light-sensitive land uses. 

The Plan Area is already developed and a substantial amount of ambient light from urban uses 
already exists. Implementation of the Plan would primarily result in revitalization and enhancements 
that would include intensification and reuse of already-developed sites. Thus, the Plan would not in 
itself significantly increase light and glare beyond levels already allowed under the current General 
Plan. As discussed in Section 4.1.2, Regulatory Framework, Municipal Code 11.50.090 addresses 
design standards that are in place for lighting in Montclair, and this impact would be less than 
significant. 

Mitigation Measures 
Impacts would be less than significant. Therefore, mitigation is not required. 

Cumulative Analysis 
Future development carried out under the Plan, including a new transit-oriented downtown, in an 
existing developed area, could result in aesthetic impacts. Such impacts would be site-specific and 
would require evaluation on a case-by-case basis at the project level in accordance with each 
proposed project. Each discretionary project would require separate discretionary approval and 
evaluation under CEQA, which would address potential impacts to visual resources and identify 
necessary mitigation measures, where appropriate. Even ministerial (non-discretionary) projects 
would be subject to the City’s ministerial development review procedures. These projects taken 
together as a whole would increase the impression of urbanization and development in the Plan 
Area but, as discussed throughout this chapter of the EIR (and especially Impact AES-3) and in 
Chapter 2, Project Description of this EIR, this development would be in response to market demand 
and would be strategically focused in areas that have been determined by the community through 
the Plan development process (including public involvement) to preserve existing neighborhoods 
and improve the focus areas. Consequently, future development carried out under the Plan would 



City of Montclair 
Montclair 2020 General Plan Update and Arrow Highway Mixed-Use District (AHMUD) Specific Plan 

 
4.1-12 

not result in significant cumulative environmental impacts in conflict with aesthetics requirements 
for preserving visual character, public views, scenic vistas and resources, or requirements for 
minimizing and controlling potential light and glare. Therefore, the General Plan would not cause a 
cumulatively considerable impact on aesthetics, and no mitigation is required. 
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4.2 Agriculture and Forestry Resources 

This section discusses existing farmland and forestland within the Plan Area, relevant regulations 
and policies, and assesses potential impacts related to the loss of farmland and forestry resources 
due to implementation of the Plan. The California Department of Conservation (DOC) and the City of 
Montclair’s General Plan and Municipal Code along with other resources were used to assess 
potential environmental impacts. Definitions pertinent to this Section of the Environmental Impact 
Assessment (EIR) include the following: 

 Prime Farmland: Farmland with the best combination of physical and chemical features able to 
sustain long term agricultural production. This land has the soil quality, growing season, and 
moisture supply needed to produce sustained high yields. Land must have been used for 
irrigated agricultural production at some time during the four years prior to the mapping date. 

 Farmland of Statewide Importance: Farmland similar to Prime Farmland but with minor 
shortcomings, such as greater slopes or less ability to store moisture content. Land must have 
been used for irrigated agricultural production at some time during the four years prior to the 
mapping date. The Farmland Mapping and Monitoring Program (FMMP) sets forth specific 
criteria, all of which must be present, for soils to qualify as Prime Farmland or Farmland of 
Statewide Importance. These criteria specify the qualifying moisture regimes, temperature 
range, acid-alkali balance (pH), depth to the water table, soil sodium content, frequency of 
flooding, erodibility, permeability, rock fragment content, and rooting depth. “Nursery Crops” 
and “Nursery Bedding Plants” are considered agricultural products, per the California 
Department of Food and Agriculture (CDFA). 

 Unique Farmland: Farmland of lesser-quality soils used for the production of the State’s leading 
agricultural crops. This land is usually irrigated but may include non-irrigated orchards or 
vineyards as found in some climatic zones in California. Land must have been cropped at some 
time during the four years prior to the mapping date. Unique Farmland is land that does not 
meet all of the criteria for either Prime Farmland or Farmland of Statewide Importance.  

 Grazing Land: Land on which the existing vegetation is suited to the grazing of livestock. 
 Urban and Built Up land: Areas that are occupied by a building density of one unit to 1.5 acres 

or approximately six structures to a 10-acre parcel. Common examples include residential, 
industrial, commercial, institutional facilities, cemeteries, airports, golf courses, sanitary 
landfills, sewage treatment, and water control structures.  

 Other Land: Land not included in any other mapping category. Common examples include low 
density rural developments; brush, timber, wetland, and riparian areas not suitable for livestock 
grazing; confined livestock, poultry or aquaculture facilities; strip mines, borrow pits; and water 
bodies smaller than forty acres. Vacant and nonagricultural land surrounded on all sides by 
urban development and greater than 40 acres is mapped as Other Land (DOC 2004). 

 Williamson Act Contract: Williamson Act Contracts are formed between a county or City and a 
landowner for the purpose of restricting specific parcels of land to agricultural or related open 
space use. Private land within locally designated agricultural preserve areas are eligible for 
enrollment under a contract. The minimum term for contracts is ten years and agricultural 
preserves must generally be at least 100 acres in size (DOC 2021a). 

 Forest Land: land that can support 10-percent native tree cover of any species, including 
hardwoods, under natural conditions, and that allows for management of one or more forest 
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resources, including timber, aesthetics, fish and wildlife, biodiversity, water quality, recreation, 
and other public benefits (Public Resources Code [PRC] Section 12220[g]). 

 Timberland: land, other than land owned by the federal government and land designated by the 
board as experimental forest land, which is available for, and capable of, growing a crop of trees 
of a commercial species used to produce lumber and other forest products, including Christmas 
trees (PRC Section 4526). 

 Timberland Production zone: an area which has been zoned pursuant to California Government 
Code Section 51112 or 51113 and is devoted to and used for growing and harvesting timber, or 
for growing and harvesting timber and compatible uses (Government Code Section 51104[g]). 

4.2.1 Environmental Setting 
Most of Montclair is classified as Urban and Built Up land based on the Department of 
Conservation’s Farmland Mapping and Monitoring Program (DOC 2021b). Approximately 74 acres of 
Montclair is categorized as “Other Land,” which corresponds to the channelized San Antonio Creek 
and associated flood control retention basins in the northwestern area of the City. The Plan Area 
does not contain Prime Farmland, Unique Farmland, or Farmland of Statewide Importance, as 
illustrated in Figure 4.2-1. In addition, the Plan Area does not contain land zoned for agricultural use 
or under Williamson Act contract (City of Montclair 2018). Similarly, the Plan Area does not contain 
forest land, timberland, or land zoned for timberland production.  To the west and south of the Plan 
Area in unincorporated San Bernardino County, to the south in the City of Chino, and to the east in 
the City of Ontario, there are a few scattered areas classified as Unique Farmland, Farmland of 
Statewide Importance, and Grazing Land (DOC 2021b). The nearest forestland is the Angeles 
National Forest, approximately three miles north of the Plan Area.  

4.2.2 Regulatory Framework 
Various policies and regulations are enforced at the federal, state, and local level to protect 
agriculture, forestry, and timberland resources, as outlined below.  

a. Federal 

Farmland Protection Policy Act 
The Farmland Protection and Policy Act was designed to minimize the impact federal programs have 
on the unnecessary and irreversible conversion of farmland to nonagricultural uses. The Farmland 
Protection and Policy Act assures that, to the extent possible, federal programs are administered to 
be compatible with state, local, and private programs and policies to protect farmland. Federal 
agencies are required to develop and review their policies and procedures to implement the 
Farmland Protection and Policy Act every two years. This act does not authorize the federal 
government to regulate the use of private or non-federal land or, in any way, affect the property 
rights of owners. For the purposes of the act, “farmland” includes prime farmland, unique farmland, 
and farmland of statewide or local importance. Farmland subject to Farmland Protection and Policy 
Act requirements does not have to be currently used for cropland. It can be forest land, 
pastureland, cropland, or other land, but not water or urban/built-up land (Natural Resources 
Conservation Service [NRCS] 2021a). Projects are subject to Farmland Protection and Policy Act 
requirements if they may irreversibly convert farmland (directly or indirectly) to nonagricultural use 
and are completed by a federal agency or with assistance from a federal agency. 
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Figure 4.2-1 Farmland Mapping and Monitoring Land Classifications 
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Farm and Ranch Lands Protection Program 
The Farm and Ranch Lands Protection Program provides matching funds to purchase development 
rights to keep productive farm and ranchland in agricultural uses. Working through existing 
programs, the United States Department of Agriculture (USDA) partners with state, tribal, or local 
governments along with nongovernmental organizations to acquire conservation easements or 
other interests in land from landowners. USDA provides up to 50 percent of the fair market 
easement value of the conservation easement. To qualify, farmland must be part of a pending offer 
from a state, tribe, or local farmland protection program; be privately owned; have a conservation 
plan for highly erodible land; be large enough to sustain agricultural production; be accessible to 
markets for what the land produces; have adequate infrastructure and agricultural support services; 
and have surrounding parcels of land that can support long-term agricultural production. The USDA 
Natural Resources Conservation Service manages the program (NRCS 2021b). 

b. State 

Farmland Mapping and Monitoring Program 
The FMMP was established in 1982 to assess the location, quality, and quantity of agricultural lands 
and analyze the conversion of such lands throughout California. The DOC relies on the United States 
Department of Agriculture NRCS soil classifications and definitions, slightly modified for California, 
to categorize farmland. PRC Section 21060.1 uses the FMMP to define agricultural land for the 
purposes of assessing environmental impacts under CEQA (refer to the definitions provided in the 
introduction to this Section). The DOC maps agricultural lands in California through the FMMP, also 
referred to as the California Important Farmland dataset, which tracks the location, extent, and 
changes over time (conversion) of agricultural lands in the State (DOC 2021b). 

California Land Conservation Act of 1965  
The California Land Conservation Act of 1965, commonly referred to as the Williamson Act, is 
applicable to specific parcels within the State of California. The Williamson Act enables local 
governments to enter into contracts with private landowners for the purpose of restricting specific 
parcels of land to agricultural or related open space uses in return for reduced property tax 
assessments. The Williamson Act program is administered by the DOC, in conjunction with local 
governments that administer the individual contract arrangements with landowners. Participation in 
the Williamson Act program is dependent on County adoption and implementation of the program 
and is voluntary for landowners (DOC 2021c). The most recent Williamson Act Status Report (2018-
2019) shows that San Bernardino County is a Participating Williamson Act County (DOC 2020).  

Farmland Security Zone 
The Farmland Security Zone was created by the California State Legislature in 1999 to ensure that 
long-term farmland preservation is part of public policy in the State. Land must be under a 
Williamson Act contract and designated as Prime Farmland, Farmland of Statewide Importance, 
Unique Farmland, or Farmland of Local Importance to be eligible. Farmland Security Zone 
classification automatically renews each year for an additional 20 years. In return for a 35 percent 
reduction in the taxable value of land and growing improvements (in addition to Williamson Act tax 
benefits), the owner of the property promises not to develop the property into nonagricultural uses.  
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Open Space Subvention Act 
The Open Space Subvention Act was enacted on January 1, 1972 to provide for the partial 
replacement of local property tax revenue foregone as a result of participation in the Williamson Act 
program and other enforceable open space restriction programs. Participating local governments 
receive annual payment on the basis of the quantity (number of acres), quality (soil type and 
agricultural productivity), and, for Farmland Security Zone contracts, location (proximity to a City) of 
land enrolled under eligible, enforceable open space restrictions. With implementation of Assembly 
Bill (AB) 1265, counties that receive less than half of their foregone general fund property tax 
revenue from the Open Space Subvention Act Program the prior year are eligible to implement a 
new provision of the Williamson Act to allow both Williamson Act and Farmland Security Zone 
contracts to be amended from 10 to 20 years to 9 and 18 years, respectively. 

California Farmland Conservancy Program Act 
The California Farmland Conservancy Program Act, also known as Senate Bill (SB) 1142, established 
the California Farmland Conservancy Program, which provides grants for agricultural conservation 
easements. An agricultural conservation easement aims to maintain agricultural land in active 
production by preventing development on the subject parcel and prohibiting practices that would 
damage or interfere with the agricultural use of the land. Because the easement is a restriction on 
the deed of the property, the easement remains in effect even when the land changes ownership. 
While other benefits may accrue because the land is not developed (scenic and habitat values, for 
example), the primary use of the land is agricultural. Easements funded by the California Farmland 
Conservancy Program must be of a size and nature suitable for viable commercial agriculture (DOC 
2021d). 

c. Local 

Montclair Municipal Code 
The City of Montclair Municipal Code (MMC) contains the Estate Zone (A), which is intended to 
establish zoning regulations for the purpose of allowing animals, agriculture, and auxiliary buildings, 
in addition to those uses provided in the Single-Family Residential (R-1) Zone (MMC Chapter 11.16). 
In order to zone a piece of land as an A, the Montclair Municipal Code requires a Planning 
Commission resolution. Presently, Montclair does not contain any land zoned A (City of Montclair 
2018). 

4.2.3 Impact Analysis 

a. Methodology and Significance Thresholds 
According to CEQA Guidelines Appendix G, impacts related to agriculture and forestry resources 
would be potentially significant if implementation of the Plan would: 

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

 Conflict with existing zoning for agricultural use or a Williamson Act contract; 



City of Montclair 
Montclair 2020 General Plan Update and Arrow Highway Mixed-Use District (AHMUD) Specific Plan 

 
4.2-6 

 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]); 

 Result in the loss of forest land or conversion of forest land to non-forest use; or 
 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. 

b. Project and Cumulative Impacts 

Threshold 1: Would the Plan convert Prime Farmland, Unique Farmland, or Farmland of Statewide 
Importance (Farmland), as shown on maps prepared pursuant to the Farmland 
Mapping and Monitoring Program of the California Resources Agency, to non-
agricultural use? 

Threshold 2:  Would the Plan conflict with existing zoning for agricultural use or a Williamson Act 
contract? 

Threshold 5: Would the Plan involve other changes in the existing environment which, due to 
their location or nature, could result in conversion of Farmland to non-agricultural 
use? 

Impact AG-1 THE PLAN AREA IS ALMOST ENTIRELY DEVELOPED WITH URBAN USES AND DOES NOT 
CONTAIN FARMLAND, LAND ZONED FOR AGRICULTURAL USE, OR LAND UNDER WILLIAMSON ACT CONTRACT. 
IMPLEMENTATION OF THE PLAN WOULD NOT RESULT IN THE CONVERSION OF FARMLAND, A CONFLICT WITH 
EXISTING ZONING FOR AGRICULTURAL USE OR A WILLIAMSON ACT CONTRACT, OR THE CONVERSION OF 
FARMLAND TO NON-AGRICULTURAL USE, AND THERE WOULD BE NO IMPACT.  

The Plan Area is almost entirely urbanized, with land uses consisting of residential, commercial, 
institutional, and industrial development, as well as local parks and areas dedicated to flood control. 
As described in Section 4.2.1, Environmental Setting, the Plan Area does not contain Farmland 
mapped by the FMMP, land zoned for agricultural use, or land under Williamson Act contract. 
Therefore, implementation of the Plan would not directly impact agricultural resources within the 
Plan Area. 

The closest mapped Farmland is a 17.6-acre area identified as Unique Farmland located immediately 
south of the City’s southern boundary at Phillips Boulevard, within unincorporated San Bernardino 
County (DOC 2021b). There are an additional four small (less than 30-acre), scattered areas of 
Farmland to the south of the Plan Area in Unincorporated San Bernardino County, one 
approximately 21-acre area in the City of Chino mapped as grazing land, and one 14.5-acre area of 
Unique Farmland to the east of the Plan Area in the City of Ontario (DOC 2021b). These mapped 
Farmland areas are surrounded by existing urban development and are outside of the Plan Area. As 
such, implementation of the Plan would not result in direct or indirect impacts to agriculture 
resources in the Plan Area or neighboring jurisdictions; and implementation of the Plan would not 
result in the conversion of Farmland, a conflict with existing zoning for agricultural use or a 
Williamson Act contract, or the conversion of Farmland to non-agricultural use. There would be no 
impact.  
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Mitigation Measures 
There would be no impact so mitigation is not required. 

Threshold 3: Would the Plan 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])? 

Threshold 4: Would the Plan result in the loss of forest land or conversion of forest land to non-
forest use? 

Threshold 5: Would the Plan involve other changes in the existing environment which, due to 
their location or nature, could result in conversion of forest land to non-forest use? 

Impact AG-2 THE PLAN AREA DOES NOT CONTAIN FOREST LAND, TIMBERLAND, OR TIMBERLAND 
ZONED TIMBER PRODUCTION. IMPLEMENTATION OF THE PLAN WOULD NOT RESULT IN THE LOSS OR 
CONVERSION OF FOREST LAND OR CONFLICTS WITH EXISTING ZONING FOR FOREST LAND, TIMBERLAND, OR 
TIMBERLAND PRODUCTION. THERE WOULD BE NO IMPACT. 

The Plan Area is almost entirely urbanized and, as described in Section 4.2.1, Environmental Setting, 
the Plan Area does not contain forest land, timberland, or areas zoned for Timberland Production. 
The nearest forest land is the Angeles National Forest located approximately five miles north of the 
City, and this land is protected and managed by the USFS. Implementation of the Plan would not 
conflict with existing zoning of forest land, timberland, or timberland zoned Timberland Production, 
nor would it result in the loss of forest land or the conversion of forest land to non-forest use. There 
would be no impact.   

Mitigation Measures 
Impacts would be less than significant without mitigation. 

Cumulative Impacts 
As described in the above analysis, the Plan Area does not contain agricultural land or forest land 
and implementation of the Plan would result in less than significant impacts to these resources. The 
areas surrounding Montclair are largely urbanized, though there are several isolated plots of 
Farmland to the south and east in neighboring jurisdictions (and outside of the City’s SOI) that are 
surrounded by existing urban development. Cumulative development in the region has the potential 
to result in the conversion nearby Farmland or forest land to urban uses. Individual projects in the 
surrounding areas would be assessed for potential impacts to agriculture and forestry resources and 
would be required to implement mitigation in accordance with any applicable state and local 
policies. Additionally, because the Plan would not directly or indirectly contribute to farmland or 
forestland conversion, it would not contribute to a cumulative impacts on these resources. 
Implementation of the Plan would not result in a considerable contribution to a significant 
cumulative impact to agriculture and forestry resources. 
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4.3 Air Quality 

This section describes existing air quality conditions in Montclair and the Plan’s potential impacts on 
air quality. Information for this section is based in part on data from the South Coast Air Quality 
Management District (SCAQMD) and the California Air Resources Board (CARB). 

4.3.1 Environmental Setting 

4.3.1.1 Climate 
Montclair is located within the South Coast Air Basin (Basin), which is bounded by the Pacific Ocean 
to the west and the San Gabriel, San Bernardino, and San Jacinto Mountains to the north and east. 
The Basin includes all of Orange County and the non-desert portions of Los Angeles, Riverside, and 
San Bernardino Counties, in addition to the San Gorgonio Pass area in Riverside County. The regional 
climate in the Basin is semi-arid and is characterized by warm summers, mild winters, infrequent 
seasonal rainfall, moderate daytime onshore breezes, and moderate humidity. The air quality within 
the Basin is primarily influenced by meteorology and a wide range of emission sources, such as 
dense population centers, substantial vehicular traffic, and industry. The SCAQMD monitors and 
regulates local air quality in the Basin.  

Montclair is located within the southwestern San Bernardino County portion of the Basin. The 
annual average is 67 degrees. Typically, the area experiences a daily wind pattern of daytime 
onshore sea breezes and nighttime land breezes. This pattern is broken only by occasional winter 
storms and infrequent Santa Ana winds from the mountains and deserts north and east of the Basin. 
Usually warm, dry, and dusty, Santa Ana winds are particularly strong in passes and at the mouths of 
canyons. Sustained winds of 60 miles per hour with higher gusts are common for these conditions. 
On average, Santa Ana wind conditions occur five to 10 times per year, with each event lasting up to 
a few days.  

4.3.1.2 Air Pollutants 
Air pollutant emissions in the Basin are generated primarily by stationary and mobile sources. 
Stationary sources can be divided into two major subcategories: point and area sources. Point 
sources occur at a specific location and are often identified by an exhaust vent or stack. Examples 
include boilers or combustion equipment that produce electricity or generate heat. Area sources are 
widely distributed and include such sources as residential and commercial water heaters, painting 
operations, lawn mowers, agricultural fields, landfills, and some consumer products. Mobile sources 
refer to emissions from motor vehicles, including tailpipe and evaporative emissions, and are 
classified as either on-road or off-road. On-road sources may be legally operated on roadways and 
highways. Off-road sources include aircraft, ships, trains, and self-propelled construction 
equipment. Air pollutants can also be generated by the natural environment, such as when high 
winds suspend fine dust particles. 

The definitions of the six primary criteria pollutants, including ozone (O3), carbon monoxide (CO), 
nitrogen dioxide (NO2), sulfur dioxide (SO2), particulate matter equal to or less than 10 and 
2.5 microns in diameter (PM10 and PM2.5, respectively), and lead (Pb) are provided below. O3 is 
considered a secondary criteria pollutant because it is created by atmospheric chemical and 
photochemical reactions between reactive organic gases (ROG) and nitrogen oxides (NOX). 
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 Ozone. O3 is a highly oxidative unstable gas produced by a photochemical reaction (triggered by 
sunlight) between NOX and ROG/VOC. VOC is composed of non-methane hydrocarbons (with 
specific exclusions), and NOX is composed of different chemical combinations of nitrogen and 
oxygen, mainly nitric oxide and NO2. NOX is formed during the combustion of fuels, while VOC is 
formed during the combustion and evaporation of organic solvents. As a highly reactive 
molecule, O3 readily combines with many different atmosphere components. Consequently, 
high O3 levels tend to exist only while high VOC and NOX levels are present to sustain the O3 
formation process. Once the precursors have been depleted, O3 levels rapidly decline. Because 
these reactions occur on a regional rather than local scale, O3 is considered a regional pollutant. 
In addition, because O3 requires sunlight to form, it mainly occurs in concentrations considered 
serious between April and October. Groups most sensitive to O3 include children, the elderly, 
people with respiratory disorders, and people who exercise strenuously outdoors (United States 
Environmental Protection Agency [USEPA] 2021). Depending on the level of exposure, O3 can 
cause coughing and a sore or scratch throat; make it more difficult to breathe deeply and 
vigorously and cause pain when taking a deep breath; inflame and damage the airways; make 
the lungs more susceptible to infection; and aggravate lung diseases such as asthma, 
emphysema, and chronic bronchitis. 

 Carbon Monoxide. CO is a localized pollutant found in high concentrations only near its source. 
The primary source of CO, a colorless, odorless, poisonous gas, is automobile traffic's 
incomplete combustion of petroleum fuels. Therefore, elevated concentrations are usually only 
found near areas of high traffic volumes. Other sources of CO include the incomplete 
combustion of petroleum fuels at power plants and fuel combustion from wood stoves and 
fireplaces during the winter. When CO levels are elevated outdoors, they can be of particular 
concern for people with some types of heart disease. These people already have a reduced 
ability to get oxygenated blood to their hearts in situations where they need more oxygen than 
usual. As a result, they are especially vulnerable to the effects of CO when exercising or under 
increased stress. In these situations, short-term exposure to elevated CO may result in reduced 
oxygen to the heart accompanied by chest pain, also known as angina (USEPA 2021). 

 Nitrogen Dioxide. NO2 is a by-product of fuel combustion. The primary sources are motor 
vehicles and industrial boilers, and furnaces. The principal form of NOx produced by combustion 
is nitric oxide, but nitric oxide reacts rapidly to form NO2, creating the mixture of nitric oxide and 
NO2, commonly called NOx. NO2 is a reactive, oxidizing gas and an acute irritant capable of 
damaging cell linings in the respiratory tract. Breathing air with a high concentration of NO2 can 
irritate airways in the human respiratory system. Such exposures over short periods can 
aggravate respiratory diseases leading to respiratory symptoms (such as coughing, wheezing, or 
difficulty breathing), hospital admissions, and visits to emergency rooms. Longer exposures to 
elevated concentrations of NO2 may contribute to the development of asthma and potentially 
increase susceptibility to respiratory infections. People with asthma and children and the elderly 
are generally at greater risk for the health effects of NO2 (USEPA 2021). NO2 absorbs blue light 
and causes a reddish-brown cast to the atmosphere and reduced visibility. It can also contribute 
to the formation of O3/smog and acid rain. 

 Suspended Particulates. Suspended atmospheric PM10 and PM2.5 are comprised of finely divided 
solids and liquids such as dust, soot, aerosols, fumes, and mists. Both PM10 and PM2. are emitted 
into the atmosphere as by-products of fuel combustion and wind erosion of soil and unpaved 
roads. The atmosphere, through chemical reactions, can form particulate matter. The 
characteristics, sources, and potential health effects of PM10 and PM2.5 can be very different. 
PM10 is generally associated with dust mobilized by wind and vehicles. In contrast, PM2.5 is 
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generally associated with combustion processes and formation in the atmosphere as a 
secondary pollutant through chemical reactions. PM10 can cause increased respiratory disease, 
lung damage, cancer, premature death, reduced visibility, surface soiling. For PM2.5, short-term 
exposures (up to 24-hours duration) have been associated with premature mortality, increased 
hospital admissions for heart or lung causes, acute and chronic bronchitis, asthma attacks, 
emergency room visits, respiratory symptoms, and restricted activity days. These adverse health 
effects have been reported primarily in infants, children, and older adults with preexisting heart 
or lung diseases (CARB 2022). 

 Sulfur Dioxide (SO2). SO2 is included in a group of highly reactive gases known as “oxides of 
sulfur.” The largest sources of SO2 emissions are from fossil fuel combustion at power plants 
(73 percent) and other industrial facilities (20 percent). Smaller sources of SO2 emissions include 
industrial processes such as extracting metal from ore and burning fuels with a high sulfur 
content by locomotives, large ships, and off-road equipment. Short-term exposures to SO2 can 
harm the human respiratory system and make breathing difficult. People with asthma, 
particularly children, are sensitive to these effects of SO2 (USEPA 2021). 

 Lead (Pb). Pb is a metal found naturally in the environment, as well as in manufacturing 
products. The major sources of lead emissions historically have been mobile and industrial. 
However, due to the USEPA’s regulatory efforts to remove lead from gasoline, atmospheric Pb 
concentrations have declined substantially over the past several decades. The most dramatic 
reductions in Pb emissions occurred before 1990 due to the removal of Pb from gasoline sold 
for most highway vehicles. Pb emissions were further reduced substantially between 1990 and 
2008, with reductions occurring in the metals industries at least partly due to national emissions 
standards for hazardous air pollutants (USEPA 2013). As a result of phasing out leaded gasoline, 
metal processing is currently the primary source of Pb emissions. The highest Pb level in the air 
is generally found near Pb smelters. Other stationary sources include waste incinerators, 
utilities, and Pb-acid battery manufacturers. Pb can adversely affect the nervous system, kidney 
function, immune system, reproductive and developmental systems, and cardiovascular system 
depending on exposure. Pb exposure also affects the oxygen-carrying capacity of the blood. The 
Pb effects most likely encountered in current populations are neurological in children. Infants 
and young children are susceptible to Pb exposures, contributing to behavioral problems, 
learning deficits, and lowered IQ (USEPA 2021). 

 TAC. In addition to the criteria pollutants, toxic air contaminants (TACs) are airborne substances 
diverse group of air pollutants that may cause or contribute to an increase in deaths or serious 
illness, or that may pose a present or potential hazard to human health. TACs include both 
organic and inorganic chemical substances that may be emitted from a variety of common 
sources, including gasoline stations, motor vehicles, dry cleaners, industrial operations, painting 
operations, and research and teaching facilities. One of the main sources of TACs in California is 
diesel engine exhaust that contains solid material known as diesel particulate matter (DPM). 
More than 90 percent of DPM is less than one micron in diameter (about 1/70th the diameter of 
a human hair) and thus is a subset of PM2.5. Because of their extremely small size, these particles 
can be inhaled and eventually trapped in the bronchial and alveolar regions of the lungs (CARB 
2022). TACs are different than criteria pollutants because ambient air quality standards have not 
been established for TACs. TACs occurring at extremely low levels may still cause health effects 
and it is typically difficult to identify levels of exposure that do not produce adverse health 
effects. TAC impacts are described by carcinogenic risk and by chronic (i.e., long duration) and 
acute (i.e., severe but of short duration) adverse effects on human health. People exposed to 
toxic air pollutants at sufficient concentrations and durations may have an increased chance of 
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getting cancer or experiencing other serious health effects. These health effects can include 
damage to the immune system, as well as neurological, reproductive (e.g., reduced fertility), 
developmental, respiratory, and other health problems (USEPA 2020). 

4.3.1.3 Regulatory Framework 

Federal and California Clean Air Acts 
The federal and state governments have established ambient air quality standards for the 
protection of public health. The USEPA is the federal agency designated to administer air quality 
regulation, while CARB is the state equivalent within the California Environmental Protection Agency 
(CalEPA). County-level air districts provide local management of air quality. CARB has established air 
quality standards and is responsible for the control of mobile emission sources, while the local air 
districts are responsible for enforcing standards and regulating stationary sources. CARB has 
established 15 air basins statewide, including the Basin.  

The USEPA has set primary national ambient air quality standards (NAAQS) for O3, CO, NO2, SO2, 
PM10, PM2.5, and Pb. Primary standards are those levels of air quality deemed necessary, with an 
adequate margin of safety, to protect public health. In addition, California has established health-
based ambient air quality standards (known as the California ambient air quality standards [CAAQS]) 
for these and other pollutants, some of which are more stringent than the federal standards. 
Table 4.3-1 lists the current federal and state standards for regulated pollutants.  

SCAQMD is the designated air quality control agency in the Basin, which is designated 
nonattainment for the 8-hour federal ozone standard and PM2.5 standards. The Los Angeles County 
portion of the Basin is also designated non-attainment for lead at the federal level (USEPA 2022). 
The Basin is also designated nonattainment for the state ozone, PM2.5, and PM10 standards (CARB 
2020). The Basin is designated unclassifiable or in attainment for all other federal and state 
standards (CARB 2020, USEPA 2022). 

State Implementation Plan 
The State Implementation Plan (SIP) is a collection of documents that set forth the state’s strategies 
for achieving the NAAQS. In California, the SIP is a compilation of new and previously submitted 
plans, programs (such as monitoring, modeling, and permitting), district rules, state regulations, and 
federal controls. The CARB is the lead agency for all purposes related to the SIP under state law. 
Local air districts and other agencies, such as the Department of Pesticide Regulation and the 
Bureau of Automotive Repair, prepare SIP elements and submit them to CARB for review and 
approval. CARB then forwards SIP revisions to the USEPA for approval and publication in the Federal 
Register. The items included in the California SIP are listed in the Code of Federal Regulations (CFR) 
at 40 CFR 52.220. 

As the regional air quality management district, the SCAQMD is responsible for preparing and 
implementing the portion of the SIP applicable to the portion of the Basin within its jurisdiction. The 
air pollution control district for each county adopts rules, regulations, and programs to attain 
federal and state air quality standards and appropriates money (including permit fees) to achieve 
these objectives.  
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Table 4.3-1 Current Federal and State Ambient Air Quality Standards 

Pollutant Federal Standard California Standard 

Ozone (O3) 0.075 ppm (8-hr avg) 0.07 ppm (8-hr avg) 
0.09 ppm (1-hr avg) 

Carbon Monoxide (CO) 9.0 ppm (8-hr avg) 
35.0 ppm (1-hr avg) 

9.0 ppm (8-hr avg) 
20.0 ppm (1-hr avg) 

Nitrogen Dioxide (NO2) 100 ppb (1-hr avg) 
0.053 ppm (annual avg) 

0.18 ppm (1-hr avg) 
0.03 ppm (annual avg) 

Sulfur Dioxide (SO2) 0.03 ppm (annual avg) 
0.14 ppm (24-hr avg) 
75 ppb (1-hr avg) 

0.04 ppm (24-hr avg) 
0.25 ppm (1-hr avg) 

Lead (Pb) 1.5 µg/m3 (3-month avg) 1.5 µg/m3 (30-day avg) 

Particulate Matter (PM10) 150 µg/m3 (24-hr avg) 20 µg/m3 (annual avg) 
50 µg/m3 (24-hr avg) 

Fine Particulate Matter (PM2.5) 15 µg/m3 (annual avg) 
35 µg/m3 (24-hr avg) 

12 µg/m3 (annual avg) 

ppb = parts per billion; ppm = parts per million; µg/m3 = micrograms per cubic meter 

Source: CARB 2016 

In addition, the following California Code of Regulations would be applicable to the project:  

 Engine Idling. In accordance with Section 2485 of Title 13 of the California Code of Regulations, 
the idling of all diesel-fueled commercial vehicles (weighing over 10,000 pounds) during 
construction shall be limited to five minutes at any location.  

 Emission Standards. In accordance with Section 93115 of Title 17 of the California Code of 
Regulations, operation of any stationary, diesel-fueled, compression-ignition engines shall meet 
specified fuel and fuel additive requirements and emission standards. 

California Building Standards Code 
California Code of Regulations Title 24 is referred to as the California Building Standards Code. It 
consists of a compilation of several distinct standards and codes related to building construction 
including plumbing, electrical, interior acoustics, energy efficiency, and handicap accessibility for 
persons with physical and sensory disabilities. The current iteration is the 2019 Title 24 standards. 
The California Building Standards Code’s energy-efficiency and green building standards are outlined 
below.  

Part 6 – Building Energy Efficiency Standards/Energy Code 

California Code of Regulations Title 24, Part 6 is the Building Energy Efficiency Standards or 
California Energy Code. This code, originally enacted in 1978, establishes energy-efficiency 
standards for residential and non-residential buildings to reduce California’s energy demand. New 
construction and major renovations must demonstrate their compliance with the current Energy 
Code through submittal and approval of a Title 24 Compliance Report to the local building permit 
review authority and the California Energy Commission. The 2019 Title 24 standards are the 
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applicable building energy efficiency standards for the Plan because they became effective on 
January 1, 2020.  

The voluntary standards require: 

 Tier I: stricter energy efficiency requirements, stricter water conservation requirements for 
specific fixtures, 65 percent reduction in construction waste with third-party verification, 
10 percent recycled content for building materials, 20 percent permeable paving, and 
20 percent cement reduction. 

 Tier II: stricter energy efficiency requirements, stricter water conservation requirements for 
specific fixtures, 75 percent reduction in construction waste with third-party verification, 
15 percent recycled content for building materials, 30 percent permeable paving, and 
25 percent cement reduction. 

South Coast Air Quality Management District 
As the local air quality management agency, the SCAQMD is required to monitor air pollutant levels 
to ensure that State and federal air quality standards are met and, if they are not met, to develop 
strategies to meet the standards. In areas designated as non-attainment for one or more air 
pollutants, a cumulative air quality impact exists for those air pollutants, and the human health 
impacts described below under Section 4.3.1.2, Air Pollutants, are already occurring in that area as 
part of the environmental baseline condition.  

Under state law, air districts are required to prepare a plan for air quality improvement for 
pollutants for which the district is in non-compliance. The SCAQMD adopted the Final 2016 Air 
Quality Management Plan (AQMP) in March 2017 to reach attainment for federal and state 
standards. It incorporates new scientific data and notable regulatory actions that have occurred 
since adoption of the 2012 AQMP, including the approval of the new federal 8-hour ozone standard 
of 0.070 ppm that was finalized in 2015. The Final 2016 AQMP addresses several state and federal 
planning requirements and incorporates new scientific information, primarily in the form of updated 
emissions inventories, ambient measurements, and meteorological air quality models. The Southern 
California Association of Governments’ (SCAG) projections for socio-economic data (e.g., population, 
housing, employment by industry) and transportation activities from the 2016 Regional 
Transportation Plan/Sustainable Communities Strategy (2016 RTP/SCS) are integrated into the 2016 
AQMP.  

The plan builds upon the approaches taken in the 2012 AQMP for the attainment of federal PM and 
ozone standards and highlights the significant reductions to be achieved. It emphasizes the need for 
interagency planning to identify additional strategies to achieve reductions within the timeframes 
allowed under the federal Clean Air Act, especially for mobile sources. The 2016 AQMP1 also 
includes a discussion of emerging issues, such as fugitive toxic particulate emissions. In addition, the 
2016 AQMP discusses emerging opportunities including zero-emission mobile source control 
strategies, and the interacting dynamics among climate, energy, and air pollution. The plan also 
demonstrates strategies for attainment of the new federal 8-hour ozone standard and vehicle miles 
traveled (VMT) emissions offsets, pursuant to recent USEPA requirements (SCAQMD 2017). 

Project-level significance thresholds established by local air districts set the level at which a project 
would cause or have a cumulatively considerable contribution to an exceedance of a federal or state 

 
1 At the time of this document preparation, the latest updated AQMP is still in draft form and has not been adopted. Therefore, the 2016 
AQMP remains the AQMP by which consistency is analyzed. 
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ambient air quality standard. Therefore, if a project’s air pollutant emissions exceed the significance 
thresholds, the project could cause or contribute to the human health impacts.  

To minimize potential impacts from project emissions, the SCAQMD implements rules and 
regulations for emissions that may be generated by various uses and activities. The rules and 
regulations detail pollution-reduction measures that must be implemented during construction and 
operation of projects. Rules and regulations relevant to the project include the following: 

 Rule 403 (Fugitive Dust). This rule pertains to any activity or man-made condition capable of 
generating fugitive dust. The rule has best available control measures that are applicable to all 
construction activity sources. The new construction would be required to comply with all 
provisions of Rule 403, including the following measures:  
 All unpaved demolition and construction areas shall be wetted at least twice daily during 

excavation and construction, and temporary dust covers shall be used to reduce dust 
emissions and meet SCAQMD Rule 403.  

 The construction area shall be kept sufficiently dampened to control dust caused by grading 
and hauling, and at all times provide reasonable control of dust caused by wind. 

 All clearing, earth moving, or excavation activities shall be discontinued during periods of 
high winds (i.e., greater than 15 mph), so as to prevent excessive amounts of dust. 

 All dirt/soil shall be secured by trimming, watering, or other appropriate means to prevent 
spillage and dust. 

 All dirt/soil materials transported off-site shall be either sufficiently watered or securely 
covered to prevent excessive amounts of dust. 

 General contractors shall maintain and operate construction equipment so as to minimize 
exhaust emissions. 

 Trucks having no current hauling activity shall not idle but be turned off. 
 Exposed surfaces shall be maintained at a minimum soil moisture of 12 percent and vehicle 

speeds shall be limited to 15 miles per hour on unpaved roads. 

 Rule 402 (Odors). This rule applies to the transfer of gasoline from any tank truck, trailer, or 
railroad tank car into any stationary storage tank or mobile fueler, and from any stationary 
storage tank or mobile fueler into any mobile fueler or motor vehicle fuel tank. This rule has 
specific requirements for how facility equipment and operation, such as operating signs, daily 
maintenance inspection protocol, and periodic compliance inspection protocol. 

 Rule 1113 (Architectural Coatings). This rule limits the content of VOCs in architectural coatings 
that are supplied, sold, offered for sale, and manufactured within the Air District. Effective 
January 1, 2019, all building envelope coatings were limited to a VOC content of 50 grams per 
liter. 

2020-2045 Regional Transportation Plan/Sustainable Communities Strategy 
SCAG is the regional planning agency for Los Angeles, Orange, Ventura, Riverside, San Bernardino, 
and Imperial Counties, and addresses regional issues relating to transportation, the economy, 
community development and the environment. On September 3, 2020, SCAG’s Regional Council 
formally adopted the 2020-2045 RTP/SCS (titled Connect SoCal). The 2020-2045 RTP/SCS builds 
upon the progress made through implementation of the 2016-2040 RTP/SCS and includes ten goals 
focused on promoting economic prosperity, improving mobility, protecting the environment, and 
supporting healthy/complete communities. The SCS implementation strategies include focusing 
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growth near destinations and mobility options, promoting diverse housing choices, leveraging 
technology innovations, and supporting implementation of sustainability policies. The SCS 
establishes a land use vision of center focused placemaking, concentrating growth in and near 
Priority Growth Areas, transferring of development rights, urban greening, creating greenbelts and 
community separators, and implementing regional advance mitigation (SCAG 2020). 

Montclair General Plan 
The Plan includes numerous policies and actions through with Air Quality would be improved and 
regional impacts reduced, as follows: 

P1.1 Enhance air and water quality, increase public green space through the integration of 
green infrastructure. 

A1.1c Develop quantitative stormwater management standards to be met through green 
infrastructure practices. 

A1.1e Encourage simple, small, and low-cost demonstration green infrastructure projects both in 
the public and private realm. 

A1.1g Promote the use of green roofs, bio-swales, pervious materials, or hardscape, and other 
stormwater management practices to reduce water pollution. 

A1.1h Coordinate City work programs and projects to implement green streets as an integrated 
aspect of City infrastructure. 

A1.1i Develop a predictable and sustainable means of funding implementation and maintenance 
of green infrastructure elements and green streets. 

A1.1j Plan, or large-scale use of, Green Streets as a means of better connecting neighborhoods, 
better use of the public right of way, and better enhancing livability. 

A1.1k Educate citizens, businesses and the development community about Green Streets and how 
they can serve as linear parks to enhance, improve, and connect neighborhoods to 
encourage their support, demand, and funding of these projects. 

P1.2 Support regional planning efforts to improve air quality. 
A1.2 Coordinate air quality planning efforts with local and regional agencies to meet State and 

Federal ambient air quality standards in order to protect all residents from the health 
effects of air pollution. 

P1.3 Consider Climate Action Plan’s emission reduction goals in all major decisions on land use 
and investments in public infrastructure. 

A1.3a Achieve the community’s short-term goal to reduce community-based GHG emissions by 
40 percent below 2017 baseline levels by 2030. 

A1.3b Strive to achieve the community’s long-term goal to reduce community-based GHG 
emissions by 80 percent by 2050. 

A1.3c Reduce potential GHG emissions from development by encouraging electrification of new 
developments, promoting energy conservation in existing buildings, plan new development 
and redevelopment to reduce single-occupancy vehicle miles traveled, and consider green 
space during development. 
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P1.4 Educate businesses and the general public about air quality standards, health effects, and 
best practices they can make to improve air quality and reduce greenhouse gas emissions. 

A1.4a Promote public outreach and education campaigns highlighting the benefits of renewable 
energy and energy efficiency strategies. 

A1.4b Educate property owners and developers on greenspace inclusion through educational 
pamphlets, programs, and webpages. 

P1.5 Coordinate initiatives and regulatory changes with local, regional, and state agencies to 
reduce motor vehicle emissions. 

A1.5a Develop incentives and adopt regulatory standards to reduce transportation emissions. 

A1.5b Promote use of alternate modes of transportation in the City of Montclair, including 
pedestrian, bicycling, public transportation, car sharing programs and emerging 
technologies. 

A1.5c Continue to invest in low-emission or zero-emission vehicles to replace the City’s gasoline 
powered vehicle fleet and transition to available clean fuel sources such as bio-diesel for 
trucks and heavy equipment. 

A1.5d Encourage the use of low or zero emission vehicles, bicycles, non-motorized vehicles, and 
car-sharing programs by supporting new and existing development that includes sustainable 
infrastructure and strategies such as vehicle charging stations, drop-off areas for ride-
sharing services, secure bicycle parking, and transportation demand management programs. 

A1.5e Require and incentivize projects to incorporate Transportation Demand Management (TDM) 
techniques. 

P1.6 Improve the City’s jobs/housing balance ratio. 

A1.6 Support development that provides housing and employment opportunities to enable 
people to live and work within Montclair. 

P2.1 Diversify the City’s economy. 

A2.1a Foster high-employment density industry clusters. 

P3.2 Conserve stable residential neighborhoods. 

A3.2a Update the development code to ensure new infill development maintains and enhances 
the established character of neighborhoods. 

A3.2b Through code enforcement and other activities, provide early intervention to promote 
timely upkeep of the existing housing stock. 

P3.3 Direct new growth to Downtown area and Corridors. 

A3.3a Direct new growth to the Station Area, MPDSP, Arrow Highway Mixed Use District, and the 
Central Avenue, Holt Boulevard, and Mission Street corridors. 

A3.3b Update the development code to encourage mixed-use, walkable, and contextual 
development. 

A3.3c Prepare a Specific Plan for the Arrow Highway Mixed Use District (AHMUD). 
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P3.4 Create places of enduring quality that are uniquely fit to their time and place. 

A3.4a Introduce new infill buildings and renovate existing buildings in a manner that promotes and 
enhances Montclair’s walkable urbanism of interconnected streets lined by buildings that 
engage, frame, and activate streets. 

A3.4b Incorporate green design strategies, both passive and active, that encourage energy 
efficiency, improve indoor air quality and encourage water and resource conservation. 

P3.5 Remove regulatory and procedural barriers to good design. 

A3.5  Develop and adopt a Form-Based Code for the Montclair Mall area and Arrow Highway 
Mixed Use District that emphasizes pedestrian orientation, integration of land uses, 
treatment of streetscapes as community living space, and offers a streamlined development 
review process. 

P3.6 Promote resilient low carbon-built environments that are compact in form, comprised of 
pedestrian scale blocks, and includes a diversity of necessary and desirable functions. 

A3.6 Adopt a form-based code that allocates land uses based primarily on the control of the 
physical form, intensity, and arrangement of buildings, landscapes, and public spaces that 
enable land and building functions to adapt to economic, environmental, energy, and social 
changes over time. 

P4.5 Establish seamless integration of modes at the mobility hub. 

A4.5a Create clear, direct, and short transfers between different modes and routes. 

A4.5b Create safe pedestrian and bicycle access to mobility hubs from major destinations. 

A4.5c Provide secure commuter parking, bicycle parking and locker options at station entrances. 

A4.5d Minimize surface parking by implementing parking management strategies such as 
prioritizing feeder transit services to mobility hubs, and integrating parking with 
surrounding development, etc. 

P4.6 Leverage the planned transit improvements and specific plans to create high-quality 
Mobility Hubs. 

A4.6a Create a compact, walkable area around the Montclair Transcenter by taking advantage of 
the L Line extension and North Montclair Downtown Specific Plan.  

A4.6b Improve Holt Boulevard to accommodate for the planned BR routes and potential mobility 
hubs around the BR stops. 

P4.7 Create well-designed mobility hubs for a high-quality user experience. 

A4.7b Create well-designed mobility hubs that are easy to navigate through, complemented by 
clear wayfinding. 

A4.7c Develop a station retail program that responds to customer demand and market needs. 

P4.8 Create a vibrant, mixed-use environment that fosters higher land use intensity. 

A4.8a Provide a diverse mix of uses that includes housing, employment, retail and public spaces to 
create a vibrant urban environment. 

A4.8b Create an attractive and comfortable public realm that fosters a strong sense of place and 
promote the use of transit and alternative modes of transportation. 
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A4.8c Develop policies and programs for innovative transit and micromobility options such as 
microtransit, neighborhood electric vehicles, e-scooters, etc. 

P4.10 Establish amenities and support services for all modes. 

A4.10a Enhance transit amenities for safe and comfortable access to transit including waiting area, 
seating, landscaping, lighting, shade and rain cover, trash receptacles, passenger loading 
zones, complimentary Wi-Fi, daily schedule information, and real-time transit arrival alerts.  

A4.10b Enhance pedestrian amenities to and from transit and other services by providing wide 
sidewalks, landscaping, pedestrian scale lighting, enhanced paving, high visibility cross 
walks, and other urban design improvements.  

A410c Enhance bicycle amenities to and from transit and other services by providing bikeway 
facilities, landscaping, bicycle parking, bike share, etc. 

A4.10d Consider enhancing infrastructure for motorized services including dedicated transit lanes, 
car share, EV charging stations, smart parking, on-demand rideshare, flexible curb space, 
etc.  

P4.11 Create well-designed spaces for a high-quality user experience for all modes.  

A4.11a Integrate real-time travel information and interactive trip planning in areas with higher 
density. 

A4.11b  Create streetscapes and public realms that encourage walking and biking. 

P4.12 Develop policies for creating high-density, mixed-use developments that promote 
connectivity between the various modes of transportation. 

A4.12a Increase land use mix, or easy access to different services. 

A4.12b Reduce block lengths, or shorter walking and biking distances. 

A4.12c Create pedestrian and bicycle outlets through dead ends and cul-de-sacs. 

P4.18 Ensure new mobility services and options are accessible and safe for all. 

A4.18a Expand the availability of shared bike, micro mobility and microtransit options to offer a 
range of accessible mobility options. 

A4.18c Work with technological providers to ensure diversity in the new transportation system. 

P4.20 Invest in critical infrastructure and pilot programs to leverage new transportation 
technology. 

A4.20c Support the transition to electric vehicles by installing EV charging stations, deploying EV 
buses, etc. 

A4.20e Develop policies, or package delivery that will reduce distances traveled for delivering the 
packages and provide options for convenient reception of the packages. 

4.3.1.4 Current Ambient Air Quality 
The SCAQMD monitors air pollutant levels to assure that air quality standards are met, and, if they 
are not met, develops strategies to meet the standards. Depending on if the standards are met or 
exceeded, the air basin is classified as being in “attainment” or in “nonattainment.” The Basin is a 
nonattainment area for both the federal and state standards for ozone and PM2.5, as well as the 
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state standard for PM10. In 2020, the Basin did not exceed the standards for CO, NO2, or SO2. 
Nonattainment status in the Basin is a result of several factors, primarily the naturally adverse 
meteorological conditions that limit the dispersion and diffusion of pollutants (surface and 
subsidence inversions), the limited capacity of the local airshed to eliminate pollutants from the air, 
and the number, type, and density of emission sources in the Basin. 

To monitor the various concentrations of air pollutants throughout the Basin, the SCAQMD has 
divided the region into 38 source receptor areas (SRA) in which over 30 monitoring stations operate. 
Montclair is located within SRA 32, which covers the Northwest San Bernardino Valley area. 
Ambient air pollutant concentrations in SRA 32 are monitored at the Upland Station located at 
1350 San Bernardino Road #62, Upland CA 91786.  

Of the air pollutants discussed previously, only ambient concentrations of O3, CO, NO2, and PM10 are 
monitored at the Upland Monitoring Station. PM2.5 is monitored at the Ontario Route 60 Monitoring 
Station, and oxides of sulfur (SOX)is monitored at the San Bernardino Station. These are the nearest 
stations within the San Bernardino Valley area that monitor these pollutants. Table 4.3-2 provides a 
summary of ambient air quality measured through the period of 2018 to 2020. As of 2020, ambient 
O3 concentrations in SRA 32 regularly exceed both national and state standards, PM2.5 exceed 
Federal standards, and PM10 exceed State standards. Standards for the other criteria pollutants have 
not been exceeded during this period. 

4.3.1.5 Sensitive Receptors 
CARB and the Office of Environmental Health Hazard Assessment have identified the following 
groups of individuals as the most likely to be affected by air pollution: the elderly over 65, children 
under 14, infants (including in utero in the third trimester of pregnancy), and persons with 
cardiovascular and chronic respiratory diseases such as asthma, emphysema, and bronchitis 
(CARB 2005). Some land uses are considered more sensitive to air pollution than others due to the 
types of population groups or activities involved and are referred to as sensitive receptors. Examples 
of these sensitive receptors are residences, schools, hospitals, religious facilities, and daycare 
centers. Residences are located throughout the Plan Area. Montclair Hospital is located on San 
Bernardino Street and several other medical clinics are located throughout the Plan Area. Plan Area 
schools are discussed in Section 4.15, Public Services and in the Plan. 

Table 4.3-2 Summary of Ambient Air Quality in the Northwest San Bernardino Valley 
(SRA 32) 

Pollutant Air Quality Standards 

Year 

2018 2019 2020 

Ozonea 

Maximum 1-hour concentration in ppm  0.133 0.131 0.158 

Number of days exceeding State 1-hour standard >0.09 ppm 25 31 82 

Maximum 8-hour concentration in ppm  0.111 0.107 0.123 

Number of days exceeding Federal and State 8-
hour standard 

>0.070 ppm 52 52 114 

Carbon Monoxidea (CO) 

Maximum 1-hour concentration in ppm  1.7 1.5 1.5 

Number of days exceeding Federal 1-hour 
standard 

>30 ppm 0 0 0 
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Pollutant Air Quality Standards 

Year 

2018 2019 2020 

Number of days exceeding State 1-hour standard >20 ppm 0 0 0 

Maximum 8-hour concentration in ppm  1.2 1.1 1.1 

Number of days exceeding Federal and State 1-
hour standard 

>9 ppm 0 0 0 

Nitrogen Dioxidea (NO2) 

Maximum 1-hour concentration in ppm  0.059 0.058 0.055 

Number of days exceeding State 1-hour standard >0.18 ppm 0 0 0 

Sulfur Dioxidea (SOx) 

Maximum 1-hour concentration in ppm  0.003 0.002 0.003 

Number of days exceeding Federal 1-hour 
standard 

>0.075 ppm 0 0 0 

Number of days exceeding State 1-hour standard >0.25 ppm 0 0 0 

Particulate Matterb <10 microns (PM10) 

Maximum 24-hour concentration in µg/m3  73 125 63 

Number of days exceeding State 24-hour standard > 50 µg/m3 14 7 12 

Number of days exceeding Federal 24-hour 
standard 

> 150 µg/m3 0 0 0 

Particulate Matterb <2.5 microns (PM2.5) 

Maximum 24-hour concentration in µg/m3  47.9 41.3 53.1 

Number of days exceeding Federal 24-hour 
standard 

>0.25 µg/m3 5 5 4 

a Upland – San Bernardino Avenue Monitoring Station  

b Ontario Route CA-60 Monitoring Station 
C San Bernardino Monitoring Station 

n/a = not available, insufficient data available to determine the value 

Source: SCAQMD 2022 

4.3.2 Impact Analysis 

4.3.2.1 Significance Thresholds 
The analysis of the Plan’s air quality impacts follows the guidance and methodologies recommended 
in the SCAQMD Guidance Document for Addressing Air Quality Issues in General Plans and Local 
Planning (SCAQMD 2005), as well as Appendix G of the CEQA Guidelines.  

The SCAQMD has adopted numeric significance thresholds for individual development projects, but 
use of these thresholds would not be appropriate for a General Plan since they apply to individual 
projects, and this Plan EIR considers the cumulative effects of all individual projects in the Plan Area. 
Therefore, the criteria used to determine the significance of impacts are taken from the checklist in 
Appendix G of the CEQA Guidelines. According to CEQA Guidelines Appendix G, impacts related to 
air quality would be potentially significant if implementation of the Plan would: 

 Conflict with or obstruct implementation of the applicable air quality plan; 
 Result in a cumulatively considerable net increase of any criteria pollutant for which the region 

is nonattainment under an applicable federal or state ambient air quality standard; 
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 Expose sensitive receptors to substantial pollutant concentrations; and/or 
 Result in other emissions (such as those leading to odors) adversely affecting a substantial 

number of people. 

SCAQMD is in the process of updating the Air Quality Analysis Guidance Handbook to replace the 
CEQA Air Quality Handbook approved by the AQMD Governing Board in 1993. While the new 
handbook is being prepared, SCAQMD provides supplemental information to effectively evaluate air 
quality emissions. This air quality analysis conforms to the recommended methodologies. The 
following indicators address the Plan’s consistency with the 2016 AQMP: 

 Whether the Plan would result in an increase in the frequency or severity of existing air quality 
violations or cause or contribute to new violations, or delay timely attainment of air quality 
standards or the interim emission reductions specified in the 2016 AQMP; and/or 

 Whether the Plan would exceed the 2016 AQMP assumptions for 2040 or yearly increments 
based on the year of the project buildout. 

Regional Significance Thresholds 
The SCAQMD recommends quantitative regional significance thresholds for temporary construction 
activities and long-term project operation in the Basin for individual projects, shown in Table 4.3-3. 

Localized Significance Thresholds 
In addition to the above regional thresholds, the SCAQMD has developed Localized Significance 
Thresholds (LSTs). LSTs were devised in response to concern regarding exposure of individuals to 
criteria pollutants in local communities and have been developed for NOX, CO, PM10, and PM2.5. LSTs 
represent the maximum emissions from a project that will not cause or contribute to an air quality 
exceedance of the most stringent applicable federal or State ambient air quality standard at the 
nearest sensitive receptor, taking into consideration ambient concentrations in each SRA, distance 
to the sensitive receptor, and project size. LSTs have been developed for emissions generated in 
construction areas up to five acres in size. (SCAQMD 2008).  

The SCAQMD provides LST lookup tables for project sites that measure one, two, or five acres, and 
for receptors at 82 to 1,640 feet from the project disturbance boundary to the sensitive receptors. 
The Plan Area is in SRA-32 (Northwest San Bernardino Valley). LSTs for construction and operation in 
SRA-32 for a receptor 82 feet away are shown in Table 4.3-4. 

Table 4.3-3 SCAQMD Regional Project Level Significance Thresholds 
Construction Thresholds Operational Thresholds 

75 pounds per day of VOC 55 pounds per day of VOC 

100 pounds per day of NOX 55 pounds per day of NOX 

550 pounds per day of CO 550 pounds per day of CO 

150 pounds per day of SOX 150 pounds per day of SOX 

150 pounds per day of PM10 150 pounds per day of PM10 

55 pounds per day of PM2.5 55 pounds per day of PM2.5 

NOx = Nitrogen Oxides; VOC = Volatile Organic Compounds; PM10 = Particulate Matter with a diameter no more than 10 microns; PM2.5 
= Particulate Matter with a diameter no more than 2.5 microns; SOx = Sulfur Oxide; CO = Carbon Monoxide  

Source: SCAQMD 2019 
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Table 4.3-4 SCAQMD LSTs for Construction and Operation (SRA 32) 
Pollutant 1 acre site 

(lbs/day) 
2 acre site 
(lbs/day) 

5 acre site 
(lbs/day) 

Gradual conversion of NOX to NO2 (Construction and Operation)1 65 94 150 

CO (Construction and Operation) 863 1,232 2,193 

PM10 (Construction) 5 6 16 

PM10 (Operation) 2 2 4 

PM2.5 (Construction)2 4 5 9 

PM2.5 (Operation)2 0.80 1.60 1.60 

NOx = Nitrogen Oxides; NO2 = Nitrogen Dioxide; CO = Carbon Monoxide; PM10 = Particulate Matter with a diameter no more than 10 
microns; PM2.5 = Particulate Matter with a diameter no more than 2.5 microns  
1. The screening criteria for NOx were developed based on the 1-hour NO2 CAAQS of 0.18 ppm. Subsequently to publication of the 
SCAQMD’s guidance the USEPA has promulgated a 1-hour NO2 NAAQS of 0.100 ppm. This is based on a 98th percentile value, which is 
more stringent than the CAAQS. Because SCAQMD’s LSTs have not been updated to address this new standard, to determine if project 
emissions would result in an exceedance of the 1-hour NO2 NAAQS, an approximated LST was estimated to evaluate the federal 1-hour 
NO2 standard. The revised LST threshold is calculated by scaling the NO2 LST for by the ratio of 1-hour NO2 standards (federal/state) 
(i.e., 103 lb/day * (0.10/0.18) =57 lb/day). 
2. The screening criteria for PM2.5 were developed based on an Annual CAAQS of 15 mg/m3. Subsequently to publication of the 
SCAQMD’s guidance the annual standard was reduced to 12 mg/m3. Because SCAQMD’s LSTs have not been updated to address this 
new standard, to determine if project emissions would result in an exceedance of the annual PM2.5 CAAQS, an approximated LST was 
estimated. The revised LST threshold is calculated by scaling the PM25 LST for by the ratio of Annual PM2.5 standards (federal/state) (i.e., 
1 lb/day * (12/15) =0.8 lb/day). 

Source: SCAQMD 2009 

4.3.2.2 Methodology 
Construction and operational emissions were estimated using the California Emissions Estimator 
Model (CalEEMod), version 2020.4.0. CalEEMod uses default and project-specific information, 
including the project’s land uses, square footages for different uses (e.g., multi-family residence, 
parking lot), and location, to estimate a project’s construction and operational emissions.  

Development that could be carried out under the Plan is primarily focused along existing roadway 
corridors. The areas targeted for change were also chosen based upon the availability of transit-
oriented development opportunities and the ability to create districts that thrive in more compact 
forms (e.g., transit-oriented, downtown, and clustered). Individual developments in these and other 
parts of the Plan Area would be subject to independent development review, including 
environmental review under CEQA when applicable. Future development in the Plan Area would be 
subject to applicable Plan policies (see Section 4.3.1.3, Regulatory Framework above) and regulatory 
rules and requirements.  

Construction Emissions 
Development carried out under the Plan is anticipated to be constructed over approximately 
20 years. It is anticipated that several individual projects could be constructed at any given time. To 
provide an estimate of emissions for construction over the years, the analysis conservatively 
assumes that up to four projects and 1/15th of the total land use would be constructed per year. The 
analysis assumes up to four individual projects would be constructed per year.  

Construction emissions modeled include emissions generated by construction equipment used on-
site and emissions generated by vehicle trips associated with construction, such as worker and 
vendor trips. The analysis models one residential project of up to 506 units, one office development 
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project of up to 40,000 square feet, one industrial/flex project of up to 126,667 square feet, and one 
hotel project of up to 50 rooms. Construction phases would include demolition, grading, building 
construction, paving, and architectural coating. Demolition assumes the removal of building area 
the same as the development area as a conservative estimate of daily emissions. Project 
construction for each project was assumed to last one year. 

Other details such as construction equipment, worker trips, and vendor trips were based on 
CalEEMod defaults. The project would comply with all applicable regulatory standards, including 
SCAQMD Rule 403, SCAQMD Rule 402 (RCM-2 Odor Compliance), and Rule 1113 (RCM-3 
Architectural Coatings). SCAQMD Rules 402 and 1113 are defaults of the CalEEMod model with 
Rule 402 associated with the emission factors incorporated for construction equipment and 
Rule 1113 incorporated as the standard unmitigated emission factors for VOCs associated with 
architectural coating. Rule 403 is incorporated into the modeling using CalEEMod’s mitigation 
settings through watering exposed areas twice a day and replacing ground cover in disturbed areas 
as soon as possible.  

Operational Emissions 
Operational emissions for the Plan Area with and without the Plan were modeled to determine 
emissions estimates. Existing conditions represent Plan Area emissions as of 2021. Project emissions 
represent the Plan with expected development in 2040 as described in Table 2-5 in Chapter 2, 
Project Description. The Plan is anticipated to be built out over approximately 20 years, to 
determine conservative annual growth, the overall buildout volumes for each land use type was 
divided by 15. Therefore, consistent with the analysis of construction impacts, sample individual 
projects account for the development of 506 residential units, 50 hotel rooms, and 40,000 square 
feet of general office space, and 126,667 square feet of industrial/flex/retail development. 

In CalEEMod, operational sources of criteria pollutant emissions include area, energy, and mobile 
sources. Area emissions were based on CalEEMod defaults for each land use type with the exception 
that new residential units were assumed not to have any wood burning hearths or fireplaces based 
on SCAQMD requirements. Electricity use assumed CalEEMod default values and Title 24 compliance 
based on construction/operational year. Title 24 compliance for the existing scenario was based on 
compliance with 2008 Title 24 as a conservative estimate of energy efficiency. Modeling for the Plan 
were based on compliance with 2019 Title 24. Modeling for water and wastewater were based on 
the information in Section 4.19-7, Utilities and Service Systems. Mobile source emissions consist of 
emissions generated by vehicles to and from the project sites. Average daily VMT was derived from 
the Plan-specific Transportation Impact Assessment (TIA) prepared by Fehr & Peers (Appendix B) 
and used to estimate mobile source emissions.  
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4.3.2.3 Project and Cumulative Impacts 

Threshold 1: Would the Plan conflict with or obstruct implementation of the applicable air quality 
plan? 

Impact AQ-1 INDIVIDUAL DEVELOPMENT PROJECTS CARRIED OUT UNDER THE PLAN WOULD GENERATE 
CONSTRUCTION AND OPERATIONAL-RELATED EMISSIONS. SUCH EMISSIONS MAY CONFLICT WITH OR OBSTRUCT 
THE IMPLEMENTATION OF THE SCAQMD’S AIR QUALITY MANAGEMENT PLAN. IMPLEMENTATION OF PLAN 
POLICIES, COMPLIANCE WITH EXISTING REGULATIONS, AND IMPLEMENTATION OF MITIGATION WOULD REDUCE 
CONSTRUCTION- AND OPERATIONAL EMISSIONS, BUT NOT ALWAYS TO A LESS THAN SIGNIFICANT LEVEL. THIS 
IMPACT WOULD BE SIGNIFICANT AND UNAVOIDABLE.  

Long-term emissions associated with future development in the Plan Area in accordance with the 
Plan are those associated with mobile sources (vehicle trips) and stationary sources (electricity and 
natural gas). Emissions associated with individual projects, depending on project type and size, 
could exceed project-specific thresholds established by the SCAQMD. Such projects would be 
required to undergo independent, project-level review (including CEQA review when applicable) and 
include mitigation measures, if necessary, to address potentially significant impacts. Regardless, 
depending on the nature of the individual project, emissions may not be reduced to below 
regulatory levels. 

As detailed Section 4.14, Population and Housing, development facilitated by the Plan is projected 
to result in approximately 7,600 additional housing units in the Plan Area over the next 20 years. 
Based on Montclair’s estimated average household size of 3.85 persons (California Department of 
Finance 2021), this would lead to an increase of approximately 29,200 residents. Adding the 29,200 
new residents cited above to the City’s 2021 population of 39,598, future residential growth 
facilitated by the proposed project is predicted to increase the City’s total population to 68,798, 
which is above SCAG’s 2040 population forecasts of 42,700 from the 2016-2040 RTP/SCS (SCAG 
2016). The addition of approximately 29,200 residents would lead to an approximately 73.7 percent 
increase in population over the next 20 years. Therefore, the Plan would induce substantial 
population growth in the area, either directly or indirectly. 

The Land Use and Community Design chapter of the Plan includes the following policies to promote 
re-use, infill, and mixed-use development such as P1.2, P1,3, P1.4, P1.5, P3.2, P3.3, P3.4, P3.5, and 
P3.6 as detailed in Section 4.3.1.3, Regulatory Framework above. 

The Plan calls for redevelopment and increased residential density through infill and mixed-use 
development. By increasing the overall population density of the community, encouraging mixed 
land uses, and improving the City’s jobs/housing balance, implementation of the Plan would largely 
reduce per capita automobile trips and travel distances as compared to existing conditions or lower 
density development more widely distributed throughout the community.2 This would generally 
reduce per capita air pollutant emissions associated with vehicle use. 

Consistency with AQMP Control Measures 
Consistency with the 2016 AQMP is also a function of consistency with applicable AQMP control 
measures. The AQMP includes specific control measures to reduce air pollutant emissions to meet 
Federal and State air quality standards. One of the most important methods the AQMP relies on to 

 
2 Based on the traffic study, the Plan results in a VMT of 25.7 per service population with the Plan vs. 27.8 existing and 32.3 future without 
the plan (Fehr & Peers 2022). 
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achieve its goals is the use of Transportation Control Measures (TCM). TCMs are defined in the 2016 
AQMP as “measures for the purpose of reducing emissions or concentrations of air pollutants from 
transportation sources by reducing vehicle use or changing traffic flow or congestion conditions.” 
TCMs are described in SCAG’s Final 2016 RTP/SCS. As discussed above, implementation of the Plan 
would reduce per capita VMT over existing and future without Plan conditions, which would be 
consistent with the goals of the AQMP.  

Regardless, because development facilitated by the Plan is anticipated to exceed the growth 
forecasts upon which the AQMP is based, the Plan would not be consistent with the current AQMP. 
Impacts would be significant and unavoidable. 

Mitigation Measures 
Development facilitated by the Plan would result in an increase in emissions. Mitigation Measures 
AQ-1 through AQ-3 are required to be implemented by individual projects facilitated by the Plan to 
reduce air quality emissions.  

AQ-1 Tier 4 and Alternatively Fueled Equipment 

All mobile off-road equipment (wheeled or tracked) greater than 50 horsepower used during 
construction activities shall meet the USEPA Tier 4 final standards. Tier 4 certification can be for the 
original equipment or equipment that is retrofitted to meet the Tier 4 Final standards. In the event 
of specialized equipment where Tier 4 Final equipment is not commercially available at the time of 
construction, the equipment shall meet Tier 3 standards at a minimum. Alternative Fuel (natural 
gas, propane, electric, etc.) construction equipment shall be incorporated where available. Where 
electric vehicles are feasible, electrical vehicles shall be incorporated into the construction fleet. 
These requirements shall be incorporated into the contract agreement with the construction 
contractor. A copy of the equipment’s certification or model year specifications shall be available 
upon request for all equipment onsite. All equipment less than 50 horsepower shall be alternatively 
fueled. Electricity shall be supplied to the site from the existing power grid to support the electric 
construction equipment. If connection to the grid is determined to be infeasible for portions of the 
project, a non-diesel fueled generator shall be used. 

AQ-2 Architectural Coating 

All architectural coating phases shall be extended, or Low/zero VOC coatings shall be implemented 
such that emissions are reduced to below 75 lbs/day.  

AQ-3 Hearth 

Multi-family residential developments shall not incorporate wood or natural gas fireplaces. Electric 
fireplaces are allowable under this mitigation measure.  

Significance After Mitigation  
Implementation of Mitigation Measures AQ-1 through AQ-3 would reduce air quality impacts and 
therefore contribute to reductions in regional air quality pollution consistent with the goals of the 
AQMP. However, given the unknown specifics of each individual project, there is the potential that 
even with these measures, operational impacts would remain significant and unavoidable.  
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Threshold 2: Would the Plan result in a cumulatively considerable net increase of any criteria 
pollutant for which the Plan region is nonattainment under an applicable federal or 
state ambient air quality standard? 

Impact AQ-2 INDIVIDUAL DEVELOPMENT PROJECTS CARRIED OUT UNDER THE PLAN WOULD GENERATE 
CONSTRUCTION AND OPERATIONAL-RELATED EMISSIONS. SUCH EMISSIONS MAY RESULT IN ADVERSE IMPACTS 
TO REGIONAL AIR QUALITY. IMPLEMENTATION OF PLAN POLICIES, COMPLIANCE WITH EXISTING REGULATIONS, 
AND IMPLEMENTATION OF MITIGATION WOULD REDUCE CONSTRUCTION AND OPERATIONAL EMISSIONS, BUT 
NOT ALWAYS TO A LESS THAN SIGNIFICANT LEVEL. THIS IMPACT WOULD BE SIGNIFICANT AND UNAVOIDABLE. 

Construction 
Construction activity facilitated by the Plan would cause temporary emissions of various air 
pollutants. O3 precursors NOx and CO would be emitted by the operation of construction 
equipment, while fugitive dust (PM10, and PM2.5) would be emitted by activities that disturb the soil, 
such as grading and excavation, road construction, and building construction.  

Depending upon the type, size, and timeframe of development, maximum daily emissions 
associated with individual projects could potentially exceed SCAQMD significance thresholds. Plan 
policies P1.2 and P1.3, as identified in Section 4.3.1.3, Regulatory Framework, would reduce the 
overall level of air quality impacts related to construction during the Plan period. In addition, the 
SCAQMD has established Rules 402 and 403, which strive to eliminate emissions of airborne 
pollutants and require project-specific control measures designed to reduce the level of fugitive 
dust entrainment, respectively. Rule 403 specifically requires the use of best available control 
measures for all construction activities. The major construction phases or elements specifically 
addressed by Rule 403 to reduce fugitive dust include earth moving, disturbed surface areas, 
unpaved roads, open storage piles, demolition, and other various construction activities. Rule 403 
compliance by individual property owners, developers, or contractors would reduce temporary 
construction-related air pollutant emissions. Furthermore, each project carried out under the Plan 
would be required to implement additional mitigation if project-specific analysis identifies the 
potential to exceed the applicable construction-related air pollutant emission thresholds.  

As shown in Table 4.3-5, emissions from construction activities for individual industrial/retail, office, 
and residential projects are anticipated to exceed regulatory thresholds for ROG emissions, 
therefore emissions would be potentially significant without the implementation of mitigation. 

Table 4.3-5 Regional Daily Unmitigated Construction Emissions by Land Use Type 
  Estimated Emissions (lbs/day) 

Emissions Source ROG NOX CO SOX PM10 PM2.5 

Hotel 59 21 26 <1 3 2 

Industrial 110 27 31 <1 4 2 

Office 76 15 18 <1 3 2 

Residential 216 42 52 <1 14 4 

SCAQMD Thresholds 75 100 550 150 150 55 

Threshold Exceeded? Yes No No No No No 

See Appendix C for summaries and CalEEMod results. Note: Totals may not add up due to rounding. 
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Operation 
Depending upon the type, size, and timeframe of development, maximum daily emissions 
associated with individual projects could potentially exceed SCAQMD significance thresholds. Plan 
policies encouraging enhancements to building energy efficiencies and reduction in VMT, as 
detailed in Section 4.3.1.3, Regulatory Framework, would reduce the overall level of air quality 
impacts related to operational activities. In addition, the SCAQMD has established Rule 1113, which 
reduces ROG emissions from architectural coating activities. Furthermore, each project carried out 
under the Plan would be required to implement additional mitigation if project-specific analysis 
identifies the potential to exceed the applicable operational-related air pollutant emission 
thresholds. Adherence to applicable Plan policies and SCAQMD rules would reduce operational-
related impacts to the greatest extent possible. However, given the unknown specifics of each 
project, there is the potential that even with these measures, operational impacts would remain 
significant and unavoidable and therefore would result in cumulatively conservative impacts.  

As shown in Table 4.3-6, net emissions from Plan implementation at buildout would result in a 
decrease in overall emissions for ROG, NOx, and CO but would increase emissions of SOx, PM10 and 
PM2.5.  

Emissions from individual projects under the Plan would result in operational emissions based on 
the activities of each project. Table 4.3-7 shows regional operational emissions based on sample 
projects identified to provide for a conservative amount of annual growth as detailed in the 
methodology section above. As shown, the conservative sample residential development would 
result in emissions above SCAQMD regulatory thresholds for NOx. No other individual sample 
projects exceed regulatory thresholds for any criteria pollutants.  

Table 4.3-6 Net Regional Daily Unmitigated Operational Emissions 
  Estimated Emissions (lbs/day) 

Emissions Source ROG NOX CO SOX PM10 PM2.5 

Existing 

Area 4,613 243 6,628 15 861 861 

Energy 16 142 88 1 11 11 

Mobile  1,459 1,715 10,487 19 1,735 477 

Project Total 6,088 2,099 17,203 35 2,607 1,349 

Existing + Plan 

Area 4,874 363 7,299 15 873 873 

Energy 20 178 107 1 14 14 

Mobile  944 1,089 8,991 21 2,816 758 

Project Total 6,040 1,636 18,234 43 4,005 1,947 

Net Daily -250 -469 -806 3 1,096 296 

SCAQMD Thresholds 55 55 550 150 150 55 

See Appendix C for summaries and CalEEMod results. Note: Totals may not add up due to rounding. 
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Table 4.3-7 Net Regional Daily Unmitigated Operational Emissions by Example Project 
  Estimated Emissions (lbs/day) 

Emissions Source ROG NOX CO SOX PM10 PM2.5 

Hotel 3 4 18 0 4 1 

Industrial 5 4 28 0 7 2 

Office 3 3 21 0 5 1 

Residential 38 137 250 1 46 19 

SCAQMD Thresholds 55 55 550 150 150 55 

Exceed Thresholds No Yes No No No No 

See Appendix C for summaries and CalEEMod results. Note: Totals may not add up due to rounding. 

Mitigation Measures 
Implementation of Mitigation Measures AQ-1 through AQ-3 would reduce emissions for individual 
projects carried out under the Plan. 

Significance After Mitigation  
As shown in Table 4.3-8, with incorporation of Mitigation Measures AQ-2 and AQ-3, emissions from 
construction activities could be reduced to less than significant levels for individual projects 
implemented under the Plan. As part of Mitigation Measure AQ-2, individual project architectural 
coating phases were extended as follows: Industrial from 11 days to 16 days; office from 12 to 13 
days; and residential from 15 to 46 days. Adherence to applicable Plan policies, SCAQMD rules, and 
feasible mitigation would reduce potential construction-related impacts to the greatest extent 
possible. However, given the unknown specifics of each individual project, there is the potential that 
even with these measures, construction impacts would remain significant and unavoidable. 

Table 4.3-8 Regional Daily Mitigated Construction Emissions by Land Use Type 
  Estimated Emissions (lbs/day) 

Emissions Source ROG NOX CO SOX PM10 PM2.5 

Hotel 59 3 18 <1 3 1 

Industrial 72 5 25 <1 3 2 

Office 68 2 18 <1 2 1 

Residential 72 35 70 <1 15 3 

SCAQMD Thresholds 75 100 550 150 150 55 

Threshold Exceeded? No No No <1 No No 

See Appendix C for summaries and CalEEMod results. Note: Totals may not add up due to rounding. 

Table 4.3-9 and Table 4.3-10 show mitigated operational emissions. With incorporation of Plan 
policies, regulatory requirements, and Mitigation Measure AQ-3, the individual projects could result 
in less than significant regional emissions. However, given the unknown specifics of each individual 
project, there is the potential that even with these measures, operational impacts would be 
significant and unavoidable. 
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Table 4.3-9 Net Regional Daily Mitigated Operational Emissions 
  Estimated Emissions (lbs/day) 

Emissions Source ROG NOX CO SOX PM10 PM2.5 

Existing 

Area 4,613 243 6,628 15 861 861 

Energy 16 142 88 1 11 11 

Mobile  1,459 1,715 10,487 19 1,735 477 

Project Total 6,088 2,099 17,203 35 2,607 1,349 

Existing + Plan 

Area 4,861 250 7,251 15 864 864 

Energy 20 178 107 1 14 14 

Mobile  944 1,089 8,991 21 2,816 758 

Project Total 5,825 1,518 16,349 36 3,694 1,636 

Net Daily -263 -582 -854 2 1,087 287 

SCAQMD Thresholds 55 55 550 150 150 55 

See Appendix C for summaries and CalEEMod results. Note: Totals may not add up due to rounding. 

Table 4.3-10 Net Regional Daily Mitigated Operational Emissions by Example Project 
  Estimated Emissions (lbs/day) 

Emissions Source ROG NOX CO SOX PM10 PM2.5 

Mitigated 

Residential 25 24 202 0 37 10 

SCAQMD Thresholds 55 55 550 150 150 55 

Exceed Thresholds No No No No No No 

See Appendix C for summaries and CalEEMod results. Note: Totals may not add up due to rounding. 

Threshold 3: Would the Plan expose sensitive receptors to substantial pollutant concentrations? 

Impact AQ-3 INDIVIDUAL DEVELOPMENT PROJECTS CARRIED OUT UNDER THE PLAN WOULD GENERATE 
CONSTRUCTION- AND OPERATIONAL-RELATED EMISSIONS. SUCH EMISSIONS MAY RESULT IN ADVERSE IMPACTS 
TO LOCAL AIR QUALITY. IMPLEMENTATION OF PLAN POLICIES, COMPLIANCE WITH EXISTING REGULATIONS, 
AND IMPLEMENTATION OF MITIGATION WOULD REDUCE CONSTRUCTION AND OPERATIONAL EMISSIONS, BUT 
NOT ALWAYS TO A LESS THAN SIGNIFICANT LEVEL. THIS IMPACT WOULD BE SIGNIFICANT AND UNAVOIDABLE.  

Construction 

Localized Pollutant Impacts 

Localized emissions represent emissions within the immediate area of the source. Since the Plan 
Area encompasses the City of Montclair and its Sphere of Influence (SOI), emissions from all sources 
would not be local to all receptors. Therefore, emissions from sample projects that may be carried 
out under the Plan were compared to the screening table thresholds. As part of the analysis, all 
development is assumed to be within 82 feet of sensitive receptors and thresholds were identified 
based on this receptor distance and the default acre size for each estimated project. As shown in 
Table 4.3-11, localized emissions for sample projects would be less than localized thresholds and 
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therefore would be less than significant. Implementation of Plan Policies, P1.2 and P1.3, as 
identified in Section 4.3.1.3, Regulatory Framework, and Mitigation Measure AQ-1 would further 
reduce localized emissions. Localized impacts from criteria pollutants would be less than significant 
without mitigation. 

Table 4.3-11 Localized Construction Emissions 
  Estimated Emissions (lbs/day) 

Land Use Type NOX CO PM10 PM2.5 

1-Acre 

Hotel 21 23 3 2 

Office 14 16 3 2 

SCAQMD Thresholds  65 863 5 3.2 

Exceed Thresholds? No No No No 

2-Acres 

Industrial 25 28 3 2 

SCAQMD Thresholds  94 1,232 6 4 

Exceed Thresholds? No No No No 

5-acre 

Residential 26 33 12 3 

SCAQMD Thresholds  150 2,193 16 7.2 

Exceed Thresholds? No No No No 

See Appendix C for CalEEMod results. Note: Totals may not add up due to rounding. 

Toxic Air Contaminants 

Construction-related activities from future projects carried out under the Plan would result in 
temporary project-generated emissions of DPM exhaust emissions from off-road, heavy-duty diesel 
equipment for, grading, building construction, and other construction activities. DPM was identified 
as a TAC by CARB in 1998 (CARB 2022).  

Generation of DPM from construction projects typically occurs in a single area for a short period. 
Construction of future projects carried out under the Plan would occur over the construction period. 
The dose to which the receptors are exposed is the primary factor used to determine health risk. 
Dose is a function of the concentration of a substance or substances in the environment and the 
extent of exposure that person has with the substance. Dose is positively correlated with time, 
meaning that a longer exposure period would result in a higher exposure level for the Maximally 
Exposed Individual. The risks estimated for a Maximally Exposed Individual are higher if a fixed 
exposure occurs over a longer period of time. According to the Office of Environmental Health 
Hazard Assessment, health risk assessments, which determine the exposure of sensitive receptors 
to toxic emissions, should be based on a 30-year exposure period; however, such assessments 
should be limited to the period/duration of activities associated with the project.  

Each project would be required to be consistent with the applicable Plan policies and AQMP 
requirements and control strategies and the CARB In-Use Off-Road Diesel Vehicle Regulation, which 
are intended to reduce emissions from construction equipment and activities.  
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Operations 

Localized Pollutant Impacts 

Localized emissions represent emissions within the immediate area of the source. Since the Plan 
area is the City, the emissions from all of the sources would not be local to all receptors. Therefore, 
the sample projects were compared to the screening table thresholds. As part of the analysis, all 
development is assumed to be within 82 feet of sensitive receptors and thresholds were identified 
based on this receptor distance and the default acre size for each estimated project. As shown in 
Table 4.3-12, the localized emissions for the sample projects would be less than the localized 
thresholds for hotel, office, and industrial sample projects, however without mitigation residential 
use would exceed regulatory thresholds for PM10 and PM2.5. Impacts would be potentially significant 
without mitigation. 

Localized Carbon Monoxide Hotspot Impact 

A CO hotspot is a localized concentration of CO that is above a CO ambient air quality standard. 
Localized CO hotspots can occur at intersections with heavy peak hour traffic. Specifically, hotspots 
can be created at intersections where traffic levels are sufficiently high such that the local CO 
concentration exceeds the federal one-hour standard of 35.0 parts per million (ppm) or the federal 
and state eight-hour standard of 9.0 ppm (CARB 2016).  

The entire Basin is in conformance with state and federal CO standards, and most air quality 
monitoring stations no longer report CO levels. In 2020, the Upland Monitoring station detected an 
eight-hour maximum CO concentration of 1.5 ppm, which is substantially below the state and 
federal standard of 9.0 ppm (SCAQMD 2022). As shown in Table 4.3-6, maximum daily CO emissions 
generated by development expected to occur under the Plan would be less than existing CO 
emissions. Based on the low background level of CO in the Plan Area, ever-improving vehicle 
emissions standards for new cars in accordance with state and federal regulations, and the Plan’s 
reduction of operational CO emissions compared to existing conditions, the Plan would not create 
new CO hotspots. Therefore, the Plan would not expose sensitive receptors to substantial CO 
concentrations, and localized air quality impacts related to CO hot spots would be less than 
significant. 

Toxic Air Contaminants (TACs) 

Sources of operational TAC’s typically include, but are not limited to, land uses such as freeways and 
high-volume roadways, truck distribution centers, ports, rail yards, refineries, chrome plating 
facilities, dry cleaners using perchloroethylene, and gasoline dispensing facilities. Individual projects 
carried out under the Plan are not anticipated to incorporate any of these uses, although use of 
consumer products may result in minimal emissions of TACs. Individual projects may include 
operation of permitted sources, such as emergency back-up generators, but these would be 
regulated under SCAQMD permits requiring emissions to be at levels that would not expose 
sensitive receptors to substantial health risk. Additionally, all individual projects carried out under 
the Plan Update requiring environmental review would be required to analyze operational TAC 
impacts as part of their environmental documentation. As such, operations of individual projects 
carried out under the Plan would not be a substantial source of TACs. Therefore, impacts would be 
less than significant. 
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Table 4.3-12 Localized Operational Emissions 
  Estimated Emissions (lbs/day) 

Land Use Type NOX CO PM10 PM2.5 

1-Acre 

Hotel 1 1 <1 0.09 

Office <1 <1 <1 0.003 

SCAQMD Thresholds  65 863 2 0.8 

Exceed Thresholds? No No No No 

2-Acres 

Industrial <1 <1 <1 0.01 

SCAQMD Thresholds  94 1,232 2 1.6 

Exceed Thresholds? No No No No 

5-acre 

Residential 115 90 9 9 

SCAQMD Thresholds  150 2,193 4 1.6 

Exceed Thresholds? No No Yes Yes 

See Appendix C for CalEEMod results. Note: Totals may not add up due to rounding. 

Mitigation Measures 
Implementation of Mitigation Measures AQ-1 and  AQ-3 would reduce construction and operational 
related localized emissions for individual projects carried out under the Plan. 

Significance After Mitigation 
With implementation of Mitigation Measure AQ-1, exhaust emissions of PM10 and PM2.5 would be 
reduced from the that of a standard construction fleet. The reduction of exhaust PM10 and PM2.5 
reduces DPM emissions from the operation of diesel construction equipment. The reduction of DPM 
reduces cancer and non-carcinogenic risk to nearby sensitive receptors to less than significant levels.  

As shown in Table 4.3-13, with implementation of Mitigation Measure AQ-3, PM10 and PM2.5 
emissions could be reduced to below regulatory thresholds and therefore would be less than 
significant. However, given the unknown specifics of each individual project, there is the potential 
that even with these measures, operational impacts would be significant and unavoidable. 

Table 4.3-13 Mitigated Localized Operational Emissions 
  Estimated Emissions (lbs/day) 

Residential 2 43 <1 0.4 

SCAQMD Thresholds  150 2,193 4 1.6 

Exceed Thresholds? No No No No 

See Appendix C for CalEEMod results. Note: Totals may not add up due to rounding. 
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Threshold 4: Would the Plan result in other emissions (such as those leading to odors) adversely 
affecting a substantial number of people? 

Impact AQ-4 INDIVIDUAL DEVELOPMENT PROJECTS CARRIED OUT UNDER THE PLAN WOULD GENERATE 
CONSTRUCTION- AND OPERATION-RELATED ODORS. SUCH EMISSIONS MAY RESULT IN TEMPORARY IMPACTS TO 
LOCAL AIR QUALITY. IMPLEMENTATION OF PLAN POLICIES AND COMPLIANCE WITH EXISTING REGULATIONS 
WOULD REDUCE ODOR EMISSIONS TO A LESS THAN SIGNIFICANT LEVEL.  

Construction activities for projects carried out under the Plan would generate odors that would be 
short-term in nature and subject to SCAQMD Rule 402 Nuisance. Construction activities would be 
temporary and transitory and associated odors would cease upon construction completion. 
Accordingly, construction of individual projects under the Plan would not create objectionable odors 
affecting a substantial number of people during construction, and short-term impacts would be less 
than significant.  

Common sources of operational odor complaints include sewage treatment plants, landfills, 
recycling facilities, and agricultural uses. Implementation of individual projects under the Plan would 
not include these uses as the Plan entails basic residential, office, hotel, industrial/flex, and retail 
uses that do not typically emit odors. Solid waste generated by the operations would be collected by 
a contracted waste hauler, ensuring that any odors resulting from on-site waste would be managed 
and collected in a manner to prevent the proliferation of odors. Operational odor impacts would be 
less than significant. 

Mitigation Measures 
None required beyond compliance with applicable regulations. 

Cumulative Impacts 
Plan related air pollution may combine with other cumulative projects (past, present, and 
reasonably foreseeable future) to violate criteria pollutant standards if the existing background 
sources cause nonattainment conditions. Air districts manage attainment of the criteria pollutant 
standards by adopting rules, regulations, and attainment plans, which comprise a multifaceted 
programmatic approach to such attainment.  

The Plan itself is cumulative in nature as it represents growth through the Plan Area over 
approximately 20 years. The Plan is not one individual project, but a number of as yet undefined 
future projects that may occur under the Plan. Therefore, cumulative impacts with respect to air 
quality would be identical to the individual impacts addressed above for the Plan.  
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4.4 Biological Resources 

This section assesses the potential for projects carried out under the Plan to directly or indirectly 
impact biological resources. The following analysis is based on a literature review concerning 
biological resources known to occur in the Plan Area derived from biological resource databases and 
information on biological resources described in literature, such as, but not limited to, the City of 
Montclair General Plan (City of Montclair 1998).  

4.4.1 Environmental Setting 
The Plan Area is in the eastern portion of the San Gabriel Valley in western San Bernardino County. 
The western boundary of the Plan Area is contiguous with the Los Angeles County line (County line), 
which separates Montclair from the cities of Claremont and Pomona. The Plan Area is bordered by 
the cities of Ontario to the east and Upland to the north. To the south the Plan Area is bordered by 
unincorporated San Bernardino County, with the City of Chino farther south.  

The Plan Area encompasses all areas within the City’s limits and Sphere of Influence (SOI). Habitat 
available for wildlife is limited to developed areas, including residential neighborhoods, flood 
control channels, retention basins, and local parks (City of Montclair 1998). 

Special-Status Species 
The term special-status biological resources includes those plants, animals, vegetation communities, 
jurisdictional features and other sensitive biological resources that are governed under Federal, 
State, and local laws and regulations. Information regarding the occurrences of special-status 
species in the vicinity of the Plan Area was obtained from searching the California Department of 
Fish and Wildlife’s (CDFW’s) Natural Diversity Database (CNDDB) (CNDDB 2020) and California 
Native Plant Society’s (CNPS’) Electronic Inventory (CNPS 2020) for the United States (U.S.) 
Geological Survey (USGS) Ontario 7.5-minute quadrangle. These databases contain records of 
reported occurrences of Federal- or State-listed endangered, threatened, candidate, rare, or 
proposed endangered or threatened species, Federal species of concern, State species of special 
concern, or otherwise sensitive species or habitat that may occur within the Plan Area. The 
resources considered to have potential to occur are limited to those that occur in urban and 
suburban habitats, since no natural habitats (e.g. coastal sage scrub, chaparral, etc.) occur within 
the Plan Area. 

Listed Species 

Federal, State, and local authorities under a variety of legislative acts share regulatory authority 
over biological resources. The CDFW has direct jurisdiction under law for biological resources 
through the California Fish and Game Code (CFGC) and under the California Endangered Species Act 
(CESA). The federal Endangered Species Act of 1973 (ESA) also provides direct regulatory authority 
over specially designated organisms and their habitats to the U.S. Fish and Wildlife Service (USFWS). 
These acts specifically regulate listed and candidate endangered and threatened species, which are 
defined as: 

 Endangered Species: any species that is in danger of extinction throughout all or a significant 
portion of its range. 
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 Threatened Species: any species that is likely to become an endangered species within the 
foreseeable future throughout all or a significant part of its range. 

 Candidate Species: any species whose status is currently under review to determine whether it 
warrants listing under the Endangered Species Act. 

Special-Status Animals 

The Plan Area has suitable habitat to support two special-status wildlife species: [1] burrowing owl 
(Athene cunicularia) [CDFW Species of Special Concern (SSC)] and [2] pallid bat (Antrozous pallidus) 
[SSC] (Table 4.4-1). While several special-status reptile, bird, mammal, and insect species were 
historically found within the Plan Area (CDFW 2020), most of these species are precluded from 
occurring due to lack of suitable habitat.  

The only special-status wildlife species that has historically occurred within the Plan Area that has a 
State or Federal listing status is California black rail (Laterallus jamaicensis coturniculus), which is 
State Threatened (ST). This species was documented in 1931 prior to the extensive development 
that eliminated its natural habitat, and marsh habitat required by rails is no longer present in the 
Plan Area. The southern California legless lizard (Anniella stebbinsi) [SSC] is a reptile that was 
historically documented in the Plan Area within San Antonio Creek in 1938. Southern California 
legless lizard relies on natural habitats and is likely extirpated due to San Antonia Creek being 
converted to concrete. Insect species historically documented include California diplectronan 
caddisfly (Diplectrona californica) [No formal status], Crotch bumble bee (Bombus crotchii) 
[Candidate State Endangered], and white cuckoo bee (Neolarra alba) [No formal status], all of which 
are likely extirpated due to the lack of natural habitat they historically relied on. 

PALLID BAT 
The pallid bat is a mammal that was last documented in the Plan Area in 1951. The occurrence has 
no specific location, but pallid bats may utilize man-made structures for roosts. The pallid bat is 
given a ‘high’ designation in California by the Western Bat Working Group (WBWG), which 
represents those species considered the highest priority for funding, planning, and conservation 
actions. There is also potential for other bat species to occur within bridge crossings over the San 
Antonio Creek channel.  

WESTERN BURROWING OWL 
The burrowing owl, while not documented in the Plan Area, has been documented in the Ontario 
USGS quadrangle. Suitable habitat for this species in the Plan Area occurs within percolation basins, 
flood control channels, and undeveloped lots.  

Special-Status Plants 

Special-status plant species are listed as either endangered or threatened under the ESA or CESA, or 
rare under the California Native Plant Protection Act (NPPA), or considered to be rare (but not 
formally listed) by resource agencies and the scientific community. CDFW and local governmental 
agencies may also recognize special listings developed by focal groups (i.e. Audubon Society Blue 
List; CNPS Rare and Endangered Plants; U.S. Forest Service regional lists). There are four special-
status plant species with the potential to occur within the Plan Area: Smooth tarplant (Centromadia 
pungens ssp. Laevis); Prostrate vernal pool navarretia (Navarretia prostrata); Salt spring 
checkerbloom (Sidalcea neomexicana); and San Bernardino aster (Symphyotrichum defoliatum) 
(CDFW 2020; CNPS 2020). 
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Table 4.4-1 contains a list of the special-status species from the CNDDB and CNPS Inventory of Rare 
Plants that have been recorded in the Ontario, California 7.5-minute USGS quadrangle and the 
surrounding eight quadrangles (Mt. Baldy, Cucamonga Peak, Guasti, Corona North, Prado Dam, 
Yorba Linda, San Dimas, and Glendora). The CNDDB includes all taxa that are listed by the CESA, as 
well as most federally listed taxa that occur in California. Additionally, the CNDDB includes species 
that are considered rare by experts and sensitive by CDFW, but that have not undergone the 
rigorous steps necessary to become officially listed through CESA. Many of the listed observations 
are historic (i.e., found in habitat that is no longer present). As stated above, no natural habitats 
(e.g. coastal sage scrub, chaparral, etc.) occur within the Plan Area and most of the species on this 
list have low potential to occur on, and adjacent to, reasonably foreseeable development sites and 
are not expected to be present due to the lack of suitable habitat or other factors (e.g., urban 
development, nighttime noise and light, domestic animals).  

The following databases were consulted: 

 USFWS Critical Habitat Portal (USFWS 2021a) 
 USFWS Environmental Conservation Online System (ECOS): Information, Planning and 

Conservation System (USFWS 2021b) 
 USFWS National Wetlands Inventory (NWI) (USFWS 2021c) 
 CNDDB (CDFW 2020) 
 CNPS Online Inventory of Rare, Threatened and Endangered Plants of California (CNPS 2020) 

Table 4.4-1 Special-Status Species with Potential to Occur in and Near the Plan Area 
Scientific Name 
Common Name Status Habitat Requirements Potential to Occur 

Birds 

Athene cunicularia 
Burrowing owl 

--/--/SSC Coastal prairie, coastal scrub, Great Basin 
grassland, Great Basin scrub, Mojavean 
desert scrub, Sonoran desert scrub, valley 
and foothill grassland. Open, dry annual or 
perennial grasslands, deserts, and 
scrublands characterized by low-growing 
vegetation. Subterranean nester, dependent 
upon burrowing mammals, most notably, 
the California ground squirrel 
(Otospermophilus beecheyi). 

Moderate. 
Potential to occur in the Plan 
Area is primarily limited to flood 
control basins. 

Mammals 

Antrozous pallidus 
Pallid bat 

--/--/SSC Rocky canyons, open farmland, scattered 
desert scrub, grassland, shrubland, 
woodland, and mixed conifer forest. Roosts 
in caves, crevices, and trees; forages in a 
variety of habitats. 

Moderate. 
Potential to occur in the Plan 
Area is primarily limited to lower 
density urban/suburban areas. 

Plants 

Centromadia 
pungens ssp. laevis 
Smooth tarplant 

--/--/1B.1/-- Chenopod scrub, Meadows and seeps, 
Playas, Riparian woodland, Valley and 
foothill grassland. alkaline. 0 - 640 meters 
(m). 

Species has potential to occur in 
grasslands around flood control 
basins. 
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Scientific Name 
Common Name Status Habitat Requirements Potential to Occur 

Navarretia prostrata 
Prostrate vernal 
pool navarretia 

--/--/1B.1/-- Occurs in grasslands around flood control 
basins. Coastal scrub, Meadows and seeps, 
Valley and foothill grassland (alkaline), 
Vernal pools. Mesic. 3 - 1210 m. 

Species has potential to occur in 
grasslands around flood control 
basins. 

Sidalcea 
neomexicana 
Salt spring 
checkerbloom 

--/--/2B.2/-- Chaparral, Coastal scrub, Lower montane 
coniferous forest, Mojavean desert scrub, 
Playas. alkaline, mesic. 15 - 1530 m. 

Species has potential to occur in 
grasslands around flood control 
basins. 

Symphyotrichum 
defoliatum 
San Bernardino 
aster 

--/--/1B.2/-- Prefers areas near ditches, streams, springs, 
cismontane woodland, coastal scrub, lower 
montane coniferous forest, meadows and 
seeps, marshes and swamps, and valley and 
foothill grassland (vernally mesic) habitats; 2 
– 2040 m. 

Species has potential to occur in 
grasslands around flood control 
basins. 

Sources: CNPS 2020, CNDDB 2020. 
Regional Vicinity refers to within a 9-quad search radius of site. 

 

Status (Federal/State) 
FE =  Federal Endangered 
FT =  Federal Threatened 
FD = Federal Delisted 
FC = Federal Candidate 
SA = Special Animal 
SE = State Endangered 
ST = State Threatened 
SCE = State Candidate Endangered 
SR = State Rare 
SD = State Delisted 
SSC = CDFW Species of Special Concern 
FP = CDFW Fully Protected 
WL = CDFW Watch List 

CRPR (CNPS California Rare Plant Rank) 
1B = Rare, Threatened, or Endangered in California and elsewhere 
2A = Presumed extirpated in California, but common elsewhere 
2B= Rare, Threatened, or Endangered in California, but more common elsewhere 
3 = Need more information (Review List) 
4 = Limited Distribution (Watch List) 

CRPR Threat Code Extension 
.1 = Seriously endangered in California (>80% of occurrences threatened/high degree 

and immediacy of threat) 
.2 = Moderately threatened in California (20-80% of occurrences 

threatened/moderate degree and immediacy of threat) 
.3 = Not very endangered in California (<20% of occurrences threatened/low degree 

and immediacy of threat) 

Other Statuses 
G1 or S1 Critically Imperiled Globally or Subnationally (state) 
G2 or S2 Imperiled Globally or Subnationally (state) 
G3 or S3 Vulnerable to extirpation or extinction Globally or Subnationally (state) 
G4/5 or S4/5 Apparently secure, common and abundant 

Additional notations may be provided as follows 
T –  Intraspecific Taxon (subspecies, varieties, and other designations below the level of species) 
Q –  Questionable taxonomy that may reduce conservation priority 
? –  Inexact numeric rank 

As listed in Table 4.4-1, special-status species with potential to occur in or around the Plan Area 
include four plant species, one bird species, and one mammal species.  

Special-Status Habitats 
Special-status habitats are defined as vegetation types, associations, or sub-associations that 
support concentrations of special-status plant or wildlife species, are of relatively limited 
distribution, or are of particular value to wildlife. Although special-status habitats are not afforded 
legal protection unless they support special-status species, potential impacts on them may increase 
concerns and trigger mitigation suggestions by resources agencies for those habitats considered 
sensitive by Federal, State, and local agencies due to their rarity or value in providing habitat for 
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vegetation, fish, and wildlife. The Plan Area’s vegetation communities and land cover are illustrated 
in Figure 4.4-1. 

Sensitive habitats are also plant communities considered sensitive by Federal, State, and local 
agencies due to their rarity or value in providing habitat for vegetation, fish, and wildlife. Because 
the Plan Area contains natural or semi-natural drainage features (e.g., San Antonio Creek), the 
following special-status habitats may be present within the Plan Area: 

 Drainages, wetlands and associated riparian vegetation under the jurisdiction of CDFW as 
waters of the State or U.S. Army Corps of Engineers (USACE) as waters of the U.S. The San 
Antonio Creek channel and retention basins are under the jurisdiction of CDFW and USACE. 

 Wildlife Linkages and Corridors. The Plan Area is approximately one mile south of the closest 
native habitat. The San Antonio Creek channel is not likely to act as a corridor for species not 
adapted for urban/suburban habitats or for species that cannot travel long distances. The 
channel may act as a corridor for urban/suburban-adapted species. 

Wetlands, Streams, and Riparian Habitats 
In accordance with Section 1602 of the CFGC, the CDFW has jurisdiction over lakes and streambeds 
(including adjacent riparian resources). CDFW regulates wetland areas that are part of a river, 
stream, or lake, but also temporary wetland features such as vernal pools. Under Section 404 of the 
Clean Water Act (CWA), the USACE has authority to regulate activities that discharge dredge or fill 
material into wetlands or other “waters of the United States” through issuance of a Section 404 
Permit. Finally, the Santa Ana Regional Water Quality Control Board (RWQCB) has jurisdiction over 
“waters of the state” pursuant to the Porter-Cologne Water Quality Control Act and has the 
responsibility for review of the project water quality certification per Section 401 of the federal 
CWA. 

The primary jurisdictional feature within the Plan Area is the San Antonio Creek flood control 
channel. Beginning in the San Bernardino mountains, the creek is tributary to Chino Creek, which is 
tributary to the Santa Ana River. Within the Plan Area, San Antonio Creek is a rectangular, concrete-
lined channel; however, the channel is mapped by the USFWS NWI as an intermittent riverine 
system. Riverine systems include all wetlands and deepwater habitats contained within a channel, 
with two exceptions: (1) wetlands dominated by trees, shrubs, persistent emergents, emergent 
mosses, or lichens, and (2) habitats with water containing ocean-derived salts of 0.5 part per trillion 
(ppt) or greater. A channel is an open conduit either naturally or artificially created which 
periodically or continuously contains moving water, or which forms a connecting link between two 
bodies of standing water (USFWS 2021c). 
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Figure 4.4-1 Vegetation Communities and Land Cover 
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The 35-foot channel is the only continuous corridor of open space that is unaffected by travel 
influence (City of Montclair 1998). Within the Plan Area, there are multiple percolation basins 
adjacent to the flood control channel that are utilized by the Chino Basin Water Conservation 
District (CBWCD) to recharge groundwater. These basins are mapped as palustrine systems having 
temporary, semipermanent, and permanent standing water (USFWS 2021c). Palustrine systems 
include all nontidal wetlands dominated by trees, shrubs, persistent emergents, emergent mosses 
or lichens, and all such wetlands that occur in tidal areas where salinity due to ocean-derived salts is 
below 0.5 ppt. It also includes wetlands lacking such vegetation, but with all of the following four 
characteristics: (1) area less than eight hectares (20 acres); (2) active wave-formed or lacking 
bedrock shoreline features; (3) water depth in the deepest part of basin less than 2.5 m (8.2 feet) at 
low water; and (4) salinity due to ocean-derived salts less than 0.5 ppt. The basins meet the criteria 
for wetlands lacking vegetation. Figure 4.4-2 displays the wetlands in the Plan Area.  

Wildlife Corridors 
Wildlife corridors usually connect one large habitat area with another, and while there is no pre-
defined size limit for such areas, they most often are on the scale of mountain ranges, valleys, or 
clearly defined ecological situations (i.e., vernal pools). Habitat linkages differ somewhat from 
wildlife corridors in that they may be identified by the presence of certain resources rather than by 
areas of linear movement. They may serve as corridors for species, which move from site to site as 
individuals, but for low-mobility organisms (such as plants, flightless arthropods, amphibians, 
reptiles, and chaparral birds) they may maintain genetic diversity between larger habitat areas by 
permitting long-term genetic exchange over a broad area. For these species, population-wide 
directional movement may be incremental and via a network of overlapping home ranges on a year-
to-year basis. Over many thousands of years, these species have been able to cross vast areas of 
otherwise unsuitable habitat. For species such as lizards, salamanders, and birds, habitat linkages 
physically connect separate units of similar habitat value by providing buffer zones or areas of 
marginal contact. 

Linkage zones may extend for many miles between primary habitat areas, and their adequacy for 
supporting genetic flow often depends upon the combined presence of specific resources, sufficient 
width (to buffer against adjacent disturbances), and sufficient shelter or cover. Certain specific 
resources (such as rock outcroppings, vernal pools, or oak trees [Quercus spp.]) may be needed at 
particular intervals to ensure that slower-moving species are able to traverse the linkage zone. For 
highly mobile or flying organisms, habitat linkages may consist of a series of discontinuous patches 
of suitable resources, spaced sufficiently close together to permit movement along a route in a 
short period of time. The “landscape linkage” concept includes habitat linkages intended to serve 
this purpose.  

The City’s urbanized setting does not facilitate the movement of wildlife not adapted for urban or 
suburban habitats. The Plan Area does not contain a natural or naturalized linkage between the 
habitats of the San Gabriel Mountains to the north and the Chino Hills to the south. Urban wildlife, 
such as coyotes (Canis latrans), skunks (Mephitis mephitis), and raccoons (Procyon lotor) can move 
freely through the urban and suburban areas of the Plan Area, including possibly utilizing the San 
Antonio Creek channel as a local corridor. 
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Figure 4.4-2 National Wetlands Inventory 
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Designated Critical Habitat 
When a species is proposed for listing as endangered or threatened under the ESA, the USFWS must 
consider whether there are areas of habitat believed to be essential to the species' conservation. 
Those areas may be proposed for designation as critical habitat. The USFWS’ Critical Habitat Portal 
(available at http://criticalhabitat.fws.gov/crithab/) provides online service for information 
regarding threatened and endangered species final Critical Habitat designation across the U.S.  

According to the CNDDB and the Critical Habitat Portal, there are no designated critical habitat 
areas mapped in or near the City. No critical habitat is mapped in the Plan Area (USFWS 2021a). 

4.4.2 Regulatory Framework 

a. Federal 

Federal Endangered Species Act 

The (ESA and subsequent amendments provide for the conservation of endangered and threatened 
species, and the ecosystems upon which they depend. Section 7 of the ESA requires federal 
agencies to aid in the conservation of listed species, and to ensure that the activities of federal 
agencies will not jeopardize the continued existence of listed species or adversely modify 
designated critical habitat. The USFWS and the National Oceanic and Atmospheric Administration 
(NOAA) are responsible for administration of the ESA and have regulatory authority over federally 
listed species. 

Migratory Bird Treaty Act  

As amended in 1972, the Migratory Bird Treaty Act (MBTA) protects nesting migratory birds by 
making it unlawful to “take” (kill, harm, harass, etc.) any migratory bird listed in 50 CFR 10, including 
their nests, eggs, or products. Migratory birds include geese, ducks, shorebirds, raptors, songbirds, 
and many other species. It is possible that other State or Federal sensitive or special-status avian 
species may also be adversely affected by new development in the Plan Area.  

United States Army Corps of Engineers Jurisdiction 

The USACE, under provisions of Section 404 of the CWA and USACE implementing regulations, has 
jurisdiction over the placement of dredged or fill material into “waters of the United States.” 
Congress enacted the CWA “to restore and maintain the chemical, physical, and biological integrity 
of the Nation's waters.” In practice, the boundaries of certain waters subject to USACE jurisdiction 
under Section 404 have not been fully defined. Previous regulations codified in 1986 defined 
“waters of the United States” as traditional navigable waters, interstate waters, all other waters that 
could affect interstate or foreign commerce, impoundments of waters of the United States, 
tributaries, the territorial seas, and adjacent wetlands.  

The U.S. Supreme Court (Court) has issued three decisions that provide context in determining the 
scope of “waters of the United States” covered by the CWA. In United States v. Riverside Bayview 
Homes, the Court, in a unanimous opinion, deferred to the USACE's ecological judgment that 
adjacent wetlands are “inseparably bound up” with the waters to which they are adjacent, and 
upheld the inclusion of adjacent wetlands in the regulatory definition of “waters of the United 
States. In Solid Waste Agency of Northern Cook County v. U.S. Army Corps of Engineers (SWANCC), 
the Court held that the use of “isolated” non-navigable intrastate ponds by migratory birds was not 
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by itself a sufficient basis for the exercise of federal regulatory authority under the CWA. The 
majority opinion in SWANCC introduced the concept that it was a “significant nexus” that informed 
the Court's reading of CWA jurisdiction over waters that are not navigable in fact. In Rapanos v. 
United States, (Rapanos), the Court agreed that the term “waters of the United States” 
encompasses some waters that are not navigable in the traditional sense. Justice Kennedy's 
concurring opinion indicated that the critical factor in determining the CWA's coverage is whether a 
water has a “significant nexus” to downstream traditional navigable waters such that the water is 
important to protecting the chemical, physical, or biological integrity of the navigable water. 
Whether a significant nexus exists in any given situation had to be decided on a case-by-case basis, 
depending on site-specific circumstances. 

USACE jurisdictional limits are typically identified by the Ordinary High Water Mark (OHWM) or the 
landward edge of adjacent wetlands (where present). The OHWM is the “line on the shore 
established by the fluctuations of water and indicated by physical characteristics such as a clear, 
natural line impressed on the bank, shelving, changes in the character of soil, destruction of 
terrestrial vegetation, the presence of litter and debris, or other appropriate means that consider 
the characteristics of the surrounding area” (33 CFR 328.3).  

The USACE defines wetlands as “those areas that are inundated or saturated by surface or 
groundwater at a frequency and duration sufficient to support, and that under normal 
circumstances do support, a prevalence of vegetation typically adapted for life in saturated soil 
conditions” (33 CFR 328.3). The USACE’s delineation procedures identify wetlands in the field based 
on indicators of three wetland parameters: hydrophytic vegetation, hydric soils, and wetland 
hydrology.  

b. State 

California Endangered Species Act  

The CDFW is responsible for administration of CESA. For projects that affect both a State and federal 
listed species, compliance with the ESA will satisfy the CESA if the CDFW determines that the federal 
incidental take authorization is consistent with the CESA. Projects that result in a take of a California 
listed species require a take permit under the CESA. The federal and State acts lend protection to 
species that are considered rare enough by the scientific community and trustee agencies to 
warrant special consideration, particularly with regard to protection of isolated populations, nesting 
or den locations, communal roosts, and other essential habitat. Unlike the ESA, the CESA prohibits 
the take of not just listed endangered or threatened, but also candidate species (species petitioned 
for listing). 

The CESA defines an endangered species as: 

“a native species or subspecies of a bird, mammal, fish, amphibian, reptile, or plant which is in 
serious danger of becoming extinct throughout all, or a significant portion, of its range due to 
one or more causes, including loss of habitat, change in habitat, overexploitation, predation, 
competition, or disease.” 

A threatened species is defined as: 

“a native species or subspecies of a bird, mammal, fish, amphibian, reptile, or plant that, 
although not presently threatened with extinction, is likely to become an endangered species in 
the foreseeable future in the absence of the special protection and management efforts 
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required by this chapter. Any animal determined by the commission as rare on or before 
January 1, 1985 is a threatened species.” 

Candidate species are defined as: 

“a native species or subspecies of a bird, mammal, fish, amphibian, reptile, or plant that the 
commission has formally noticed as being under review by the department for addition to either 
the list of endangered species or the list of threatened species, or a species for which the 
commission has published a notice of proposed regulation to add the species to either list.” 

Candidate species may be afforded temporary protection as though they were already listed as 
threatened or endangered at the discretion of the Fish and Game Commission. Unlike the ESA, CESA 
does not include listing provisions for invertebrate species. Article 3, Sections 2080 through 2085, of 
the CESA addresses the taking of threatened or endangered species by stating: 

“no person shall import into this State, export out of this State, or take, possess, purchase, or 
sell within this State, any species, or any part or product thereof, that the commission 
determines to be an endangered species or a threatened species, or attempt any of those acts, 
except as otherwise provided.” 

Under the CESA, “take” is defined as, “hunt, pursue, catch, capture, or kill, or attempt to hunt, 
pursue, catch, capture, or kill.” Additionally, some sensitive mammals and birds are protected by the 
state as Fully Protected Mammals or Fully Protected Birds, as described in the CFGC, Sections 4700 
and 3511, respectively. 

Nesting Bird Protection – California Fish and Game Code  

According to CFGC Section 3503 it is unlawful to take, possess, or needlessly destroy the nest or 
eggs of any bird [except house sparrows (Passer domesticus) and European starlings (Sturnus 
vulgaris)]. Sections 3503 and 3513 prohibit the taking of specific birds, their nests, eggs, or any 
portion thereof during the nesting season. Section 3503.5 specifically protects birds in the orders 
Falconiformes and Strigiformes (birds-of-prey). Section 3513 essentially overlaps with the federal 
MBTA, prohibiting the take or possession of any migratory nongame bird. Disturbance that causes 
nest abandonment and/or loss of reproductive effort is considered “take” by CDFW. 

California Native Plant Protection Act  

The NPPA was enacted in 1977 and allows the Fish and Game Commission to designate plants as 
rare or endangered. Currently, 64 species, subspecies, and varieties of plants are protected as rare 
under the NPPA. The NPPA prohibits take of endangered or rare native plants but includes some 
exceptions for agricultural and nursery operations; emergencies; and after properly notifying CDFW 
for vegetation removal from canals, roads, and other sites, changes in land use, and in certain other 
situations. Effective in 2015, CDFW promulgated regulations (14 CCR 786.9) under the authority of 
the NPPA, establishing that the CESA permitting procedures (CFG Code Section 2081) would be 
applied to plants listed under the NPPA as "Rare." With this change, there is little practical 
difference for the regulated public between plants listed under CESA and those listed under the 
NPPA. 
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State Water Resources Control Board 

The State Water Resources Control Board (SWRCB) assert jurisdiction, on behalf of the U.S. 
Environmental Protection Agency (USEPA), over waters of the U.S. pursuant to Section 401 of the 
CWA. In addition, where Federal jurisdiction is not asserted (for example, due to a lack of 
connectivity to a Relatively Permanent Waters [RPW] and Traditional Navigable Waters [TNW]), 
RWQCB assert jurisdiction over “waters of the State” pursuant to Section 13263 of Porter-Cologne, 
which are defined as any surface water or groundwater, including saline waters, within the 
boundaries of the State. In this event, the SWRCB may issue general Waste Discharge Requirements 
(WDRs) regarding discharges to “isolated” waters of the State if limiting criteria are not exceeded 
(Water Quality Order No. 2004-0004-DWQ, Statewide General Waste Discharge Requirements for 
Dredged or Fill Discharges to Waters Deemed by the USACE to be Outside of Federal Jurisdiction) or 
project-specific WDRs.  

California Department of Fish and Wildlife 

STREAM AND RIPARIAN HABITAT 
Pursuant to CFGC Section 1600, CDFW has authority over all perennial, intermittent, and ephemeral 
rivers, streams, and lakes in the state, and requires any person, state or local governmental agency, 
or public utility to notify the CDFW before beginning any activity that would “substantially divert or 
obstruct the natural flow of, or substantially change or use any material from the bed, channel, or 
bank of, any river, stream, or lake, or deposit or dispose of debris, waste, or other material 
containing crumbled, flaked, or ground pavement where it may pass into any river, stream, or lake” 
that supports fish or wildlife resources.  

A stream is defined as a “body of water that flows at least periodically or intermittently through a 
bed or channel having banks and supports fish or other aquatic life. This includes watercourses 
having a surface or subsurface flow that supports or has supported riparian vegetation” (California 
Code of Regulations, Title 14 Section 1.72). A Lake or Streambed Alteration Agreement may be 
required for any proposed project that would result in an adverse impact to a river, stream, or lake. 
CDFW jurisdiction typically extends to the top of the bank and out to the outer edge of adjacent 
riparian vegetation if present. However, CDFW can take jurisdiction over a body of flowing water 
and the landform that conveys it, including water sources and adjoining landscape elements that are 
byproducts of and affected by interactions with flowing water without regard to size, duration, or 
the timing of flow. 

SPECIAL-STATUS SPECIES PROTECTION 

Special-status wildlife species are those species included on the CDFW “Special Animals” list (CDFW 
2022). “Special Animal” is a general term that refers to all of the taxa the CNDDB is interested in 
tracking, regardless of their legal or protection status. The CDFW considers the taxa on this list to be 
those of greatest conservation need. The species on this list generally fall into one or more of the 
following categories: 

 Officially listed or proposed for listing under the CESA and/or ESA 
 State or Federal candidate for possible listing 
 Taxa that meet the criteria for listing, even if not currently included on any list, as described in 
 CEQA Guidelines Section 15380  
 Taxa considered by CDFW to be a Species of Special Concern 
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 Taxa that are biologically rare, very restricted in distribution, declining throughout their range, 
or have a critical vulnerable stage in their life cycle that warrants monitoring 

 Populations in California that may be on the periphery of a taxon’s range but are threatened 
with extirpation in California 

c. Local 

Montclair Municipal Code  

The Montclair Municipal Code (MMC) contains several provisions to conserve biological resources: 

MMC Chapters 9.24.410. The City requires that all earth-moving or grading operations requiring 
a grading permit. Additionally, all grading permit applications shall be subject to environmental 
review to the extent required by CEQA, and any applicable City Environmental Quality Act Local 
Implementation Guidelines.  

The approval of a grading permit application and issuance of a grading permit by the City 
engineer for ministerial projects requires the completion of any permits required by State or 
federal agencies (including but not limited to streambed alteration permits from the CDFG and 
404 permits for grading within wetlands and certain watercourses from the U.S. Army Corps of 
Engineers), or are required by conditions of approval to be obtained before grading work is 
started. Approval of permits for discretionary projects requires findings that the proposed 
grading will not result in erosion, stream sediment, or other adverse off-site effects or hazards 
to life or property. 

The City does not have a tree preservation or heritage tree ordinance. West Coast Arborists and the 
City entered a tree maintenance partnership for systematic maintenance of City trees (trees on City 
property or in public rights of way). The City’s ‘Urban Forest’ is divided into five sections, with one 
section being inspected and trimmed each year. City trees are pruned to remove broken or loose 
branches, clear trees of sprout and sucker growth and to obtain an overall aesthetically pleasing 
appearance. Tree maintenance outside of this systematic maintenance requires a request to be 
submitted to the Public Works Operations Division (Montclair 2022). 

4.4.3 Impact Analysis 

a. Methodology and Significance Thresholds 
Chapter 1, Section 21001 of CEQA states that it is the policy of the state of California to: “Prevent 
the elimination of fish and wildlife species due to man’s activities, ensure that fish and wildlife 
populations do not drop below self-perpetuating levels, and preserve for future generations 
representations of all plant and animal communities.” Environmental impacts relative to biological 
resources may be assessed using impact significance criteria encompassing the California 
Environmental Quality Act (CEQA) Guidelines and federal, State, and local plans, regulations, and 
ordinances. Impacts to flora and fauna may be determined to be significant even if they do not 
directly affect rare, threatened, or endangered species.  

The analysis of biological resource impacts was based on review of applicable biological resource 
databases, plans and policies, as described in the Regulatory Setting, above, as well as review of 
aerial photography such as Google Earth and online resource databases such as the CNDDB and 
CNPS Inventory of Rare Plants.  
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The impact analysis considers the direct and indirect impacts to biological resources that could 
include the direct take of a species or the removal or disturbance of habitats from future 
development or more indirect delayed or secondary effects from future development, such as 
fragmentation, pollination interruption, plant and wildlife dispersal interruption, increased risk of 
fire, and increased invasion of non-native animals and plants that out-compete native species.  

According to CEQA Guidelines Appendix G, impacts related to biological resources would be 
potentially significant if implementation of the Plan would: 

1. 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; 

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

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

4. 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;  

5. Conflict with any local policies or ordinances protecting biological resources, such as a tree 
preservation policy or ordinance; and/or 

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

b. Project and Cumulative Impacts 

Threshold 1: Would the Plan 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? 

Impact BIO-1 THE PLAN AREA IS LARGELY URBANIZED, AND THE PLAN WOULD PRIORITIZE 
DEVELOPMENT ON INFILL SITES THAT HAVE BEEN PREVIOUSLY DEVELOPED AND/OR DISTURBED. NEVERTHELESS, 
REASONABLY FORESEEABLE DEVELOPMENT CARRIED OUT UNDER THE PLAN COULD POTENTIALLY ADVERSELY 
IMPACT SPECIAL-STATUS SPECIES OR THEIR HABITAT. LOCAL SPECIAL-STATUS SPECIES AND NESTING BIRDS ARE 
EXPECTED TO OCCUR WITHIN THE PLAN AREA DURING POTENTIAL CONSTRUCTION PERIODS AND MAY BE 
AFFECTED BY CONSTRUCTION ACTIVITY. IMPACTS WOULD BE LESS THAN SIGNIFICANT WITH ADHERENCE TO 
PLAN GOALS AND POLICIES AND MITIGATION MEASURES BIO-1 THROUGH BIO-4. 

As described in Section 4.4.1, Environmental Setting, two sensitive wildlife species have potential to 
occur within the Plan Area: pallid bat and burrowing owl. Pallid bats have been known to utilize 
man-made structures, and suitable habitat for burrowing owl occurs within the retention basins that 
border the San Antonio Creek channel in addition to vacant disturbed lots if there is some open 
space. 
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Sensitive plant species have the potential to occur in the mesic grasslands that grow in and near the 
water retention basins in the Plan Area. These species include prostrate vernal pool navarretia 
(Navarretia prostrata) [CRPR 1B.1], smooth tarplant (Centromadia pungens ssp. laevis) [CRPR 1B.1], 
salt spring checkerbloom (Sidalcea neomexicana), [CRPR 2B.2], and San Bernardino aster 
(Symphyotrichum defoliatum) [CRPR 1B.2]. No native communities occur within the Plan Area. 

Most development within the Plan Area would occur in developed or disturbed areas that do not 
support a wide diversity of biological resources (e.g., wetlands, native vegetation). All development 
within the Plan Area would be subject to the provisions of the various Federal and State natural 
resources regulations (discussed in Section 4.4.1) and their respective permitting processes. 
Individual future development projects would be subject to further environmental review and, as 
appropriate, project-specific mitigation 

Nesting and Migratory Birds 

As with most urbanized environments, landscape features within the Plan Area, such as trees, 
shrubs, herbaceous plants, and parklands, serve as temporary habitats or foraging grounds for 
wildlife. Migratory avian species that may use portions of the Plan Area for nesting during the 
breeding season are protected under the MBTA and CFGC 3513. Construction-related activities that 
may include, but are not necessarily limited to, building demolition and/or relocation, grading, 
materials laydown, access and infrastructure improvements, and building construction, could result 
in the disturbance of nesting migratory species covered under the MBTA. The most identifiable 
potential direct impact to migratory species would involve the removal of vegetation, particularly 
trees that may serve as perching or nesting sites for migratory birds. This could occur in the existing 
landscape vegetation throughout the City. Potential direct impacts related to City trees located 
within the Plan Area would be limited by the requirement to submit tree maintenance requests to 
the City.  

Impacts related to the removal of vegetation not covered under the maintenance requests could 
have adverse effects on nesting migratory species. However, individual future developments would 
be subject to further development review, environmental review (for discretionary projects), and, as 
appropriate, project-specific mitigation.  

Under provisions of the MBTA, it is unlawful “by any means or manner to pursue, hunt, take, 
capture, (or) kill” any migratory birds except as permitted by regulations issued by the USFWS. The 
term “take” is defined by USFWS regulation to mean to “pursue, hunt, shoot, wound, kill, trap, 
capture, or collect” any migratory bird or any part, nest or egg of any migratory bird covered by the 
conventions, or to attempt those activities. Migratory birds include all native birds in the U.S., 
except those non-migratory species such as quail and turkey that are managed by individual states. 
Compliance with the MBTA would ensure that migratory bird species are protected during buildout 
of proposed projects within the Plan Area.  

The City does not have an existing ordinance specifically protecting biological resources (such as 
nesting birds or trees), but nesting birds are protected under existing Federal regulations, such as 
the MBTA and CFGC 3513, which would apply to any future development facilitated by the Plan. 
Furthermore, environmental review would be required for future discretionary projects facilitated 
by the Plan to determine whether they would impact biological resources, and to require mitigation 
measures, if necessary, to avoid or reduce impacts to such resources. Compliance with existing laws 
and regulations (e.g., MBTA and CFGC), would reduce potential impacts to nesting birds to a less 
than significant level. 
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Bats 

Bats are considered non-game mammals and are afforded protection by State law from take and/or 
harassment (CFGC 4150). Some bat species are also considered Species of Special Concern by CDFW, 
candidate, or listed species that are afforded protection by ESA and/or CESA. The pallid bat is known 
to roost in trees and structures within the Plan Area. Potential to occur in the Plan Area are primarily 
limited to lower density urban/suburban areas. Project construction and activities including, but not 
limited to, ground disturbance, vegetation removal, and any activities leading to increased noise 
levels may have direct and/or indirect impacts on bats and their roosts. However, with 
implementation of mitigation measures, direct and/or indirect impacts to special-status bat species 
would be reduced to a less than significant level. 

Indirect Impacts to Special-Status Species and Sensitive Natural Communities 

Excavation, ground clearing, equipment and materials storage, access routes, and other activities 
could result in impacts on runoff and/or water quality, potentially affecting aquatic habitat. 
Discharges or runoff from operation of individual projects that may be developed under the Plan 
may carry pollutants, while runoff from construction may carry excessive silt, petroleum, or other 
chemical contaminants. Such runoff can affect water quality which in turn can affect habitat quality 
and the species using the waters. However, as discussed in Section 4.10, Hydrology and Water 
Quality, best management practices (BMPs) would be used to avoid and minimize indirect impacts 
on water quality during construction and operation of projects developed under the Plan.  

Construction projects would be required to comply with various regulatory requirements related to 
storm water runoff during construction and operation to minimize the potential for pollutants to 
enter receiving waters. Projects would be required to comply with applicable State building code 
requirements, as well as State and federal agency regulations, as well as the provisions of the 
Statewide General Construction Activity Stormwater Permit. 

Future development built under the Plan greater than one acre in size would be subject to the 
SWRCB Construction General Permit and would be required to develop a Storm Water Pollution 
Prevention Plan (SWPPP). The SWPPP must include erosion and sediment control BMPs that would 
meet or exceed measures required by the Construction General Permit. Implementation of the 
required SWPPP would reduce the potential for eroded soil and any contaminants attached to that 
soil to contaminate a waterbody following a storm event. 

The City is a permittee under the Waste Discharge Requirements for Municipal Separate Storm 
Sewer System (MS4) Discharges Within the Coastal Watersheds of San Bernardino County, which 
also serves as a NPDES permit under the Federal Clean Water Act (NPDES No. CAS004001), as well 
as Waste Discharge Requirements under California law (the "Municipal NPDES permit"). Specific 
project development would be required to adhere to all requirements under the San Bernardino 
County MS4 permit. Reasonably foreseeable development under the Plan would be required to 
comply with Chapter 9.24.600 Storm Drainage and Runoff and Chapter 9.24.460 Sediment and 
Erosion Control of the Montclair Municipal Code. 

Compliance with the regulations, permit requirements, and BMPs would prevent or minimize 
impacts related to water quality and ensure that construction and operation of all future 
development under the Plan would result in a less than significant impact to the degradation of 
aquatic habitat and species. 
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Mitigation Measures 
The following mitigation measures would be required to address potential impacts to special-status 
species and habitat.  

BIO-1 Pre-Construction Biological Resources Reconnaissance Survey and 
Reporting 

For projects that require vegetation removal, ground disturbance of unpaved areas, parking or 
staging of equipment or material on unpaved areas, access routes on unpaved areas, or 
rehabilitation or construction staging within 300 feet of unpaved areas (except for landscaped 
developed areas) that contain or have the potential to support special-status species, sensitive 
natural communities, or suitable habitat to support special-status species, the following shall apply: 

Prior to the issuance of a grading permit, a qualified biologist shall be retained by the project 
applicant to conduct a biological resources reconnaissance survey of the site. The biological 
resources assessment shall characterize the biological resources present on the project site and 
evaluate the presence or absence of sensitive species and habitats. 

If the biologist determines that special-status plant species may occur, focused surveys for special-
status plants shall be completed in accordance with Protocols for Surveying and Evaluating Impacts 
to Special Status Native Plant Populations and Sensitive Natural Communities (CDFW, March 20, 
2018) and Guidelines for Conducting and Reporting Botanical Inventories for Federally Listed, 
Proposed and Candidate Plants (USFWS, September 23, 1996). If it is determined that the project 
site has suitable habitat for special-status wildlife such as burrowing owl, focused surveys shall be 
conducted to determine presence/absence including species-specific surveys in accordance with 
CDFW or USFWS protocols for sensitive, State or federally listed species, respectively, that may 
occur. If the biologist determines that sensitive habitats and/or regulated aquatic resources may be 
present, additional focused studies to further assess and delineate the habitat (such as a formal 
jurisdictional determination for wetlands and waters) will be conducted.  

A report shall be prepared that identifies 1) approximate population size and distribution of any 
sensitive plant or animal species, 2) any sensitive habitats or sensitive natural communities (such as 
wetlands or riparian areas), and 3) any potential impacts of proposed project on wildlife corridors. 
Off-site areas that may be directly or indirectly affected by the individual project shall also be 
surveyed. The report shall include site location, literature sources, methodology, timing of surveys, 
vegetation map, site photographs, and descriptions of on-site biological resources (e.g., observed 
and detected species, as well as an analysis of those species with the potential to occur on-site). The 
biological resources assessment report and surveys shall be conducted by a qualified biologist, and 
any special status species surveys shall be conducted according to standard methods of surveying 
for the species as appropriate.  

If sensitive species and/or habitat are absent from the individual project site and adjacent lands 
potentially affected by the individual project, a written report substantiating such shall be submitted 
to the City Planning Division prior to issuance of a grading permit, and the project may proceed 
without any further biological investigation. 

If it is determined that a special-status species and/or habitats may be impacted by a project, the 
biological report shall identify additional mitigation measures such as avoidance, minimization, 
restoration, or compensation to reduce impacts to a less that significant level prior to issuance of a 
development permit from the City. In the case of ESA and/or CESA listed species consultation with 
USFWS and/or CDFW shall occur prior to issuance of a development permit from the City to 
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determine measures to address impacts such as avoidance, minimization, restoration, or 
compensation. In the case of regulated aquatic resources, the USACE, CDFW, and RWQCB will be 
consulted regarding their respective jurisdictions and any necessary permits obtained prior to 
issuance of a development permit from the City. 

If the biologist determines that wildlife movement corridors are present on a project site, 
consultation with the appropriate agency (i.e. City, USFWS, and/or CDFW) shall occur prior to 
issuance of a development permit from the City to determine measures to address impacts such as 
avoidance, minimization, restoration, or compensation. The analyses shall also describe project 
impacts to wildlife movement, considering the existing and post-project opportunities present to 
wildlife to enter and exit the project site.  

BIO-2 Pre-Construction Bird Surveys, Avoidance, and Notification 

Construction activities initiated during the bird nesting season (February 1 through August 31) 
involving removal of trees, vegetation or other nesting bird habitat, including abandoned structures 
and other man-made features, a pre-construction nesting bird survey shall be conducted no more 
than three days prior to initiation of ground disturbance and vegetation removal activities. The 
nesting bird pre-construction survey shall be conducted on foot and shall include a 500-foot buffer 
around the construction site. The survey shall be conducted by a biologist familiar with the 
identification of avian species known to occur in southern California coastal communities (i.e., 
qualified biologist). If nests are found, an avoidance buffer shall be determined by a qualified 
biologist dependent upon the species, the proposed work activity, and existing disturbances 
associated with land uses outside of the site, which shall be demarcated by the biologist with bright 
orange construction fencing, flagging, construction lathe, or other means to demarcate the 
boundary. All construction personnel shall be notified as to the existence of the buffer zone and to 
avoid entering the buffer zone during the nesting season. No ground disturbing activities shall occur 
within the buffer until the biologist has confirmed that breeding/ nesting is completed, and the 
young have fledged the nest. Encroachment into the buffer shall occur only at the discretion of the 
qualified biologist on the basis that the encroachment will not be detrimental to an active nest. A 
report summarizing the pre-construction survey(s) shall be prepared by a qualified biologist and 
shall be submitted to the City prior to the commencement of construction activities.  

Proposed project site plans shall include a statement acknowledging compliance with the federal 
MBTA and CFGC that includes avoidance of active bird nests and identification of Best Management 
Practices to avoid impacts to active nests, including checking for nests prior to construction activities 
during February 1 to August 31 and what to do if an active nest is found so that the nest is not 
inadvertently impacted during grading or construction activities.  

BIO-3 Pre-Construction Bat Surveys  

To avoid the direct loss of bats that could result from removal of trees and/or structures that are 
confirmed to support a maternity bat roost (e.g., in cavities, under loose bark or in structures such 
as bridges and abandoned buildings), tree removal or structure demolition shall be scheduled 
between October 1 and February 28, outside of the maternity roosting season. If trees and/or 
structures must be removed during the maternity season (March 1 to September 30), a qualified bat 
specialist shall conduct a focused survey to identify those trees and/or structures proposed for 
disturbance that could provide hibernacula or nursery colony roosting habitat for bats. 

Each tree and/or structure identified as potentially supporting an active maternity roost shall be 
closely inspected by the bat specialist prior to tree disturbance to determine the presence or 
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absence of roosting bats. If it is determined that a bat roost may be present, a Bat Avoidance Plan 
shall be prepared and approved by CDFW prior to issuance of a development permit from the City. 
The Plan shall identify bat survey methods and materials and methods to exclude or prevent bats 
from using the roost without directly impacting any bats.  

BIO-4 Worker Environmental Awareness Program and Construction Monitoring 

A biological monitor shall also conduct a pre-project environmental education program for all 
personnel working at the site, which shall be focused on conditions and protocols necessary to avoid 
and minimize potential impacts to biological resources. Prior to initiation of all construction 
activities (including staging and mobilization), all personnel associated with project construction 
shall attend a Worker Environmental Awareness Program (WEAP) training, conducted by a qualified 
biologist, to aid workers in recognizing special status biological resources potentially occurring in the 
project area. This training will include information about the special-status species with potential to 
occur in the project area. The specifics of this program shall include identification of special-status 
species and habitats, a description of the regulatory status and general ecological characteristics of 
special-status resources, and review of the limits of construction and measures required to avoid 
and minimize impacts to biological resources within the work area. A fact sheet conveying this 
information shall also be prepared for distribution to all contractors, their employees, and other 
personnel involved with construction of the project. All employees shall sign a form provided by the 
trainer documenting they have attended the WEAP and understand the information presented to 
them. The crew foreman shall be responsible for ensuring crew members adhere to the guidelines 
and restrictions designed to avoid impacts to special-status species and sensitive natural 
communities. 

Significance After Mitigation  
Implementation of Mitigation Measures BIO-1 through BIO-4 would reduce potential impacts to 
special-status, locally important species, sensitive habitats, and nesting birds to less than significant 
levels.  

Threshold 2: Would the Plan have a substantial adverse effect on any riparian habitat or other 
sensitive natural community identified in local or regional plans, policies, or 
regulations, or by the California Department of Fish and Wildlife or U.S. Fish and 
Wildlife Service? 

Threshold 3: Would the Plan have a substantial adverse effect on state or federally protected 
wetlands (including but not limited to, marsh, vernal pool, coastal, etc.) through 
direct removal, filling, hydrological interruption, or other means? 

Impact BIO-2 REASONABLY FORESEEABLE DEVELOPMENT CARRIED OUT UNDER THE PLAN WOULD NOT 
ADVERSELY IMPACT RIPARIAN HABITAT OR OTHER SENSITIVE NATURAL COMMUNITIES DURING PROJECT 
CONSTRUCTION. IMPACTS WOULD BE LESS THAN SIGNIFICANT WITH ADHERENCE TO GENERAL PLAN POLICIES 
ALONG WITH COMPLIANCE TO STATE AND FEDERAL REGULATIONS. IMPACTS WOULD BE LESS THAN 
SIGNIFICANT. 

As stated in Section 4.4.1, Environmental Setting, the only major stream that conveys flows through 
the Plan Area is a portion of San Antonio Creek. This waterway is a concrete-lined, rectangular 
channel for flood control that is not conducive to having associated wetland habitat and therefore 
does not meet the threshold above. While no wetlands as defined by Section 404 of the CWA have 
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been identified, waters within the channel are considered Waters of the U.S. and State, and subject 
to USACE, RWQCB, and CDFW regulations. Compliance with the requirements of the CWA and the 
Porter-Cologne Act would be required for any project proposed under the General Plan. 
Additionally, the retention basins meet the criteria for wetlands under all three agencies and would 
be subject to regulation from all three agencies as well as CBWCD. 

Proposed development in areas identified as jurisdictional waters and/or wetlands, 
streambed/banks, or riparian vegetation would be subject to the permit requirements of the USACE, 
RWQCB, and CDFW, pursuant to Section 404 of CWA and the Porter-Cologne Water Quality Control 
Act. Actual jurisdictional areas are determined by the State and federal authorities at the time that 
permits are requested. 

Reasonably foreseeable development within or adjacent to riparian habitat could result in potential 
direct and impacts through removal of vegetation, filling of wetland habitat, compaction of soils, 
and/or indirectly through dust and vegetation thinning. Policy P1.1 of the Plan, which is to “Enhance 
air and water quality, increase public green space through the integration of green infrastructure” 
(including a green network focused on San Antonio Creek) and Policy P.1.7 of the Plan, which states 
that “Montclair will protect, conserve, and replenish existing and future water resources” would 
reduce direct impacts to riparian habitat.  

The approval of a grading permit application and issuance of a grading permit by the City engineer 
for ministerial projects requires the completion of permits required by State or federal agencies 
(including but not limited to streambed alteration permits from CDFW and 404 permits for grading 
within wetlands and certain watercourses from the USACE), or are required by conditions of 
approval to be obtained before grading work is started. Approval of permits for discretionary 
projects requires findings that the proposed grading will not result in erosion, stream sediment, or 
other adverse off-site effects or hazards to life or property. 

Implementation of the required SWPPP during project construction would reduce the potential for 
eroded soil and any contaminants attached to that soil to contaminate a waterbody following a 
storm event. Future developments under the Plan would employ Low Impact Development (LID) 
techniques and stormwater control measures as outlined in the Montclair Municipal Code to 
prevent, capture, and treat stormwater pollution. 

Adherence to the permit requirements of the USACE, RWQCB, and CDFW, pursuant to Section 404 
of CWA and the Porter-Cologne Water Quality Control Act, would reduce impacts to wetlands to a 
less than significant level. There are no other sensitive natural communities identified in local or 
regional plans, policies, or regulations, or by the California Department of Fish and Wildlife or U.S. 
Fish and Wildlife Service. For example, as discussed in Section 4.4.2, Regulatory Framework, the City 
does not have a tree preservation or heritage tree ordinance. Adherence to existing City policies and 
the permit requirements discussed above would reduce impacts to riparian habitat and other 
sensitive natural communities to a less than significant level. 

Mitigation Measures 
None required beyond compliance with applicable Plan policies and regulations. 
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Threshold 4: Would the Plan 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? 

Impact BIO-3 DEVELOPMENT CARRIED OUT UNDER THE PLAN WOULD LARGELY AVOID IMPACTS TO 
WILDLIFE MOVEMENT CORRIDORS BY EMPHASIZING INTENSIFICATION/REUSE OF EXISTING URBANIZED AREAS. 
IMPACTS WOULD BE LESS THAN SIGNIFICANT WITH INCORPORATION OF GENERAL PLAN POLICIES ALONG WITH 
COMPLIANCE WITH STATE AND FEDERAL REGULATIONS. IMPACTS WOULD BE LESS THAN SIGNIFICANT. 

The Plan focuses on intensification of already existing developed areas. As discussed in Section 
4.4.1, Environmental Setting, the City’s landscape generally does not facilitate the movement of 
wildlife species that are not adapted to move through urban and suburban areas, although the San 
Antonio Creek channel may act as a corridor between the San Gabriel Mountains to the north and 
the Chino Hills to the south for species that can utilize concrete-lined channels. Potential impacts to 
the channel would be covered under permitting requirements discussed under Impact BIO-1 and 
Impact BIO-2.  

Mitigation Measures 
None required beyond compliance with applicable Plan policies and regulations. 

Threshold 5: Would the Plan conflict with any local policies or ordinances protecting biological 
resources, such as a tree preservation policy or ordinance? 

Threshold 6: Would the Plan conflict with the provisions of an adopted Habitat Conservation Plan, 
Natural Community Conservation Plan, or other approved local, regional, or state 
habitat conservation plan? 

Impact BIO-4 THE PLAN WOULD NOT CONFLICT WITH AN ADOPTED HABITAT CONSERVATION PLAN, 
NATURAL COMMUNITY CONSERVATION PLAN, OR OTHER APPROVED LOCAL, REGIONAL, OR STATE HABITAT 
CONSERVATION PLAN. THERE WOULD BE NO IMPACT. 

The Plan Area is not located in a habitat preservation or conservation Plan Area and is not within a 
designated Significant Ecological Area (SEA). No Habitat Conservation Plans, Natural Community 
Conservation Plans, or other approved local, regional, or state habitat conservation plans apply 
within the Plan Area. As discussed in Section 4.4.2, Regulatory Framework, the City does not have a 
tree preservation or heritage tree ordinance. There would be no impact.  

Mitigation Measures 
None required beyond compliance with applicable Plan policies and regulations. 

4.4.4 Cumulative Impacts 
Section 15130 of the CEQA Guidelines provides guidance on the discussion of cumulative impacts. 
Two conditions apply to determine the cumulative effect of a project: first, the overall effect on 
biological resources caused by existing and known or forecasted projects must be considered 
significant under the significance thresholds discussed above; and second, the project must have a 
“cumulatively considerable” contribution to that effect. By its nature, a general plan considers 
cumulative impacts insofar as it considers cumulative development that could occur within a City’s 
plan area. Therefore, the analysis of project impacts also constitutes the cumulative analysis. 
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The following are considered with respect to analyzing cumulative impacts to biological resources: 

 The cumulative contribution of other approved and proposed projects to fragmentation of open 
space in the project vicinity; 

 The loss of sensitive habitats and species; 
 The contribution of the project to urban expansion into natural areas; and 
 Isolation of open space in the vicinity by proposed/future projects. 

Special-Status Species, Sensitive Habitats, and Wetlands 
The Plan’s contribution to cumulative impacts to special-status species and sensitive habitats would 
be cumulatively considerable without mitigation. As development occurs in the less undeveloped 
portions of the Plan Area, habitat for biological resources would continue to be converted to urban 
development. It is understood that mobile species (e.g., most reptiles, mammals, and birds) may 
survive this development by moving to other areas, but less mobile species (i.e., species reliant on a 
certain type of habitat) would not. Although the amount of natural habitat in the Plan Area is 
limited, its conversion  could reduce the availability of habitat for special-status species and the 
natural areas remaining could become further isolated and not support biological resources beyond 
their carrying capacity. Buildout of the Plan may result in the increase of urban buildout and 
contribute to the loss of habitat for special-status species, as well as common species. However, 
implementation of Mitigation Measures BIO-1 through BIO-4 would reduce direct and indirect 
impacts to wildlife and sensitive vegetation and habitat to less than significant levels.  

If a future project carried out under the Plan resulted in removal of sensitive vegetation, then 
compensatory mitigation may be required depending on the amount of vegetation impacted, which 
would ensure no net loss of habitat following implementation of the project. Any proposed 
development in areas identified as jurisdictional waters and/or wetlands, streambed/banks, or 
riparian vegetation would be subject to the permit requirements of the USACE, RWQCB, and CDFW, 
pursuant to Section 404 of CWA and the Porter-Cologne Water Quality Control Act. Therefore, the 
Plan would not result in a cumulatively considerable impact to sensitive habitats and wetlands.  

As discussed in Impact BIO-1, the MBTA protects migratory avian species, including sensitive 
species. Individual project compliance of any project in the City would be required to comply with 
the MBTA and CFGC, which would ensure that the Plan would not make a significant contribution to 
cumulative impacts to migratory birds. 

Wildlife Movement 
As discussed under Impact BIO-3, development under the Plan could affect wildlife movement 
corridors (San Antonio Creek) and nursery sites (such as those for bats), and the Plan could make a 
contribution to impacts to wildlife corridors and nursery sites. However, most of the City’s 
landscape does not facilitate the movement of wildlife species that are not adapted to move 
through urban and suburban areas. Impacts to the San Antonio Creek channel would be covered 
under permitting requirements specified under Impact BIO-1 and Impact BIO-2. Potential impacts to 
bats would be mitigated to a less than significant level by Mitigation Measure BIO-3. With 
adherence to permitting requirements and mitigation measures in this EIR, the Plan would not make 
a substantial contribution to cumulative impacts to wildlife movement corridors and nursery sites.  
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4.5 Cultural Resources 

This section analyzes the potential impacts of the Plan on cultural resources. Impacts to historical 
resources, archaeological resources, and human remains are addressed herein. Data used to 
prepare this section was also sourced from the California Office of Historic Preservation’s (OHP) 
Historic Property Data File. The analysis of tribal cultural resources is included in Section 4.18, Tribal 
Cultural Resources. 

4.5.1 Cultural Setting 

Prehistoric Context 
During the twentieth century, many archaeologists developed chronological sequences to explain 
prehistoric cultural changes within all or portions of southern California (c.f., Jones and Klar 2007; 
Moratto 1984). Wallace (1955, 1978) devised a prehistoric chronology for the southern California 
region based on early studies and focused on data synthesis that included four horizons: Early Man, 
Milling Stone, Intermediate, and Late Prehistoric. Though initially lacking the chronological precision 
of absolute dates (Moratto 1984:159), Wallace’s (1955) synthesis has been modified and improved 
using thousands of radiocarbon dates obtained by southern California researchers over recent 
decades (Byrd and Raab 2007:217; Koerper and Drover 1983; Koerper et al. 2002). The prehistoric 
chronological sequence for southern California presented below is a composite based on Wallace 
(1955) and Warren (1968) as well as later studies, including Koerper and Drover (1983). 

Early Man Horizon (ca. 10,000 – 6000 BCE) 

There are very few known and previously recorded archaeological sites in the inland areas of 
southern California dating to this time period; however, numerous pre-8000 BCE sites have been 
identified along the mainland coast and Channel Islands of southern California (c.f., Erlandson 1991; 
Johnson et al. 2002; Jones and Klar 2007; Moratto 1984; Rick et al. 2001:609). The Arlington Springs 
site on Santa Rosa Island produced human femurs dating to approximately 13,000 years ago (Arnold 
et al. 2004; Johnson et al. 2002). On nearby San Miguel Island, human occupation at Daisy Cave (CA-
SMI-261) has been dated to nearly 13,000 years ago and included basketry greater than 12,000 
years old, the earliest on the Pacific Coast (Arnold et al. 2004). 

Although few Clovis or Folsom style fluted points have been found in southern California (e.g., Dillon 
2002; Erlandson et al. 1987), Early Man Horizon sites are generally associated with a greater 
emphasis on hunting than later horizons. Recent data indicates that the Early Man economy was a 
diverse mixture of hunting and gathering, including a significant focus on aquatic resources in 
coastal areas (e.g., Jones et al. 2002) and on inland Pleistocene lakeshores (Moratto 1984). A warm 
and dry 3,000-year period called the Altithermal began around 6000 BCE. The conditions of the 
Altithermal are likely responsible for the change in human subsistence patterns at this time, 
including a greater emphasis on plant foods and small game. 

Milling Stone Horizon (6000–3000 BCE) 

Wallace (1955:219) defined the Milling Stone Horizon as “marked by extensive use of milling stones 
and mullers, a general lack of well-made projectile points, and burials with rock cairns.” The 
dominance of such artifact types indicates a subsistence strategy oriented around collecting plant 
foods and small animals. A broad spectrum of food resources was consumed, including small and 
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large terrestrial mammals, sea mammals, birds, shellfish and other littoral and estuarine species, 
near-shore fishes, yucca, agave, and seeds and other plant products (Kowta 1969; Reinman 1964). 
Variability in artifact collections over time and from the coast to inland sites indicates that Milling 
Stone Horizon subsistence strategies adapted to environmental conditions (Byrd and Raab 
2007:220). Lithic artifacts associated with Milling Stone Horizon sites are dominated by locally 
available tool stone and in addition to ground stone tools, such as manos and metates, chopping, 
scraping, and cutting tools, are very common. Kowta (1969) attributes the presence of numerous 
scraper-plane tools in Milling Stone Horizon collections to the processing of agave or yucca for food 
or fiber. The mortar and pestle, associated with acorns or other foods processed through pounding, 
were first used during the Milling Stone Horizon and increased dramatically in later periods (Wallace 
1955, 1978; Warren 1968). 

Two types of artifacts that are considered diagnostic of the Milling Stone period are the cogged 
stone and discoidal, most of which have been found within sites dating between 4000 and 1000 BCE 
(Moratto 1984:149), though possibly as far back as 5500 BCE (Couch et al. 2009). The cogged stone 
is a ground stone object that has gear-like teeth on the perimeter and is produced from a variety of 
materials. The function of cogged stones is unknown, but many scholars have postulated ritualistic 
or ceremonial uses (c.f., Koerper and Mason 1998; Eberhart 1961:367) based on the materials used 
and their location near to burials and other established ceremonial artifacts as compared to typical 
habitation debris. Similar to cogged stones, discoidals are found in the archaeological record 
subsequent to the introduction of the cogged stone. Cogged stones and discoidals were often 
purposefully buried, or “cached.” They are most common in sites along the coastal drainages from 
southern Ventura County southward and are particularly abundant at some Orange County sites, 
although a few specimens have been found inland as far east as Cajon Pass (Apodaca 2001; Moratto 
1984:149). Cogged stones have been collected in Riverside County and their distribution appears to 
center on the Santa Ana River basin (Eberhart 1961). 

Intermediate Horizon (3000 BCE. – CE 500) 

Wallace’s Intermediate Horizon dates from approximately 3000 BCE - CE 500 and is characterized by 
a shift toward a hunting and maritime subsistence strategy, as well as greater use of plant foods. 
During the Intermediate Horizon, a noticeable trend occurred toward greater adaptation to local 
resources including a broad variety of fish, land mammal, and sea mammal remains along the coast. 
Tool kits for hunting, fishing, and processing food and materials reflect this increased diversity, with 
flake scrapers, drills, various projectile points, and shell fishhooks being manufactured. 

Mortars and pestles became more common during this transitional period, gradually replacing 
manos and metates as the dominant milling equipment. Many archaeologists believe this change in 
milling stones signals a change from the processing and consuming of hard seed resources to the 
increasing reliance on acorn (e.g., Glassow et al. 1988; True 1993). Mortuary practices during the 
Intermediate typically included fully flexed burials oriented toward the north or west (Warren 
1968:2-3). 

Late Prehistoric Horizon (CE 500–Historic Contact) 

During Wallace’s (1955, 1978) Late Prehistoric Horizon the diversity of plant food resources and land 
and sea mammal hunting increased even further than during the Intermediate Horizon. More 
classes of artifacts were observed during this period and high quality exotic lithic materials were 
used for small finely worked projectile points associated with the bow and arrow. Steatite 
containers were made for cooking and storage and an increased use of asphalt for waterproofing is 
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noted. More artistic artifacts were recovered from Late Prehistoric sites and cremation became a 
common mortuary custom. Larger, more permanent villages supported an increased population size 
and social structure (Wallace 1955:223). 

Warren (1968) attributes this dramatic change in material culture, burial practices, and subsistence 
focus to the westward migration of desert people he called the Takic, or Numic, Tradition in Los 
Angeles, Orange, and western Riverside counties. This Takic Tradition was formerly referred to as 
the “Shoshonean wedge” (Warren 1968), but this nomenclature is no longer used to avoid 
confusion with ethnohistoric and modern Shoshonean groups (Heizer 1978:5; Shipley 1978:88, 90). 
Modern Gabrielino/Tongva in San Bernardino County are generally considered by archaeologists to 
be descendants of these prehistoric Uto-Aztecan, Takic-speaking populations that settled along the 
California coast during the Late Prehistoric Horizon. 

Historical Setting 
Post-Contact history for the state of California is generally divided into three periods: the Spanish 
Period (1769–1822), Mexican Period (1822–1848), and American Period (1848–present). Although 
Spanish, Russian, and British explorers visited the area for brief periods between 1529 and 1769, the 
Spanish Period in California begins with the establishment in 1769 of a settlement at San Diego and 
the founding of Mission San Diego de Alcalá, the first of 21 missions constructed between 1769 and 
1823. Independence from Spain in 1821 marks the beginning of the Mexican Period, and the signing 
of the Treaty of Guadalupe Hidalgo in 1848, ending the Mexican-American War, signals the 
beginning of the American Period when California became a territory of the United States. 

Spanish Period (1769 – 1822) 

Spanish explorers made sailing expeditions along the coast of what was then known as Alta (upper) 
California between the mid-1500s and mid-1700s. In 1542, while in search of the legendary 
Northwest Passage, Juan Rodríquez Cabríllo recorded a visit to the Santa Barbara area. Sebastian 
Vizcaíno also conducted exploration of the coast in 1602 and named the Santa Barbara Channel 
when his ship entered it on the feast day of Saint Barbara (Kyle 2002). The Spanish crown laid claim 
to Alta California based on the surveys conducted by Cabríllo and Vizcaíno (Kyle 2002; Gumprecht 
1999). 

By the 18th century, Spain developed a three-pronged approach to secure its hold on the territory 
and counter against other foreign explorers. The Spanish established military forts known as 
presidios, as well as missions and pueblos (towns) throughout Alta California. The 1769 overland 
expedition by Captain Gaspár de Portolá marks the beginning of California’s Historic period, 
occurring just after the King of Spain installed the Franciscan Order to direct religious and 
colonization matters in assigned territories of the Americas. Portolá established the Presidio of San 
Diego as the first Spanish settlement in Alta California in 1769. Franciscan Father Junípero Serra also 
founded Mission San Diego de Alcalá that same year, the first of the 21 missions that would be 
established in Alta California by the Spanish and the Franciscan Order between 1769 and 1823 
(Graffy 2010). Mission San Grabriel Arcángel was established in 1771, and an associated ranch, San 
Bernardino de Sena Estancia, was founded in 1819 as an extension of the mission (Kyle 2002). 

The mission system and presidios relied on Native American labor (Cole 1999). Construction of 
missions and associated presidios was a major emphasis during the Spanish Period in California to 
integrate the Native American population into Christianity and communal enterprise. Incentives 
were also provided to bring settlers to pueblos or towns; just three pueblos were established during 
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the Spanish Period, only two of which were successful and remain as California cities (San José and 
Los Angeles). 

Spain began making land grants in 1784, typically to retiring soldiers, although the grantees were 
only permitted to inhabit and work the land. The land titles technically remained property of the 
Spanish king (Livingston 1914). 

Mexican Period (1822 – 1848) 

Several factors kept growth within Alta California to a minimum, including the threat of foreign 
invasion, political dissatisfaction, and unrest among the indigenous population. After more than a 
decade of intermittent rebellion and warfare, New Spain won independence from Spain in 1821. In 
1822, the Mexican legislative body in California ended isolationist policies designed to protect the 
Spanish monopoly on trade, and decreed California ports open to foreign merchants (Gutierrez and 
Orsi 1998). 

Extensive land grants were established in the interior during the Mexican Period, in part to increase 
the population inland from the more settled coastal areas where the Spanish had first concentrated 
their colonization efforts. The secularization of the missions following Mexico’s independence from 
Spain resulted in the subdivision of former mission lands and establishment of many additional 
ranchos. Commonly, former soldiers and well-connected Mexican families were the recipients of 
these land grants, which now included the title to the land (Graffy 2010).  

During the supremacy of the ranchos (1834–1848), landowners largely focused on the cattle 
industry and devoted large tracts to grazing. Cattle hides became a primary southern California 
export, providing a commodity to trade for goods from the east and other areas in the United States 
and Mexico. The number of nonnative inhabitants increased during this period because of the influx 
of explorers, trappers, and ranchers associated with the land grants. The rising California population 
contributed to the introduction and rise of diseases foreign to the Native American population, who 
had no associated immunities. 

American Period (1848 – Present) 

The United States went to war with Mexico in 1846. During the first year of the war, John C. 
Fremont traveled from Monterey to Los Angeles with reinforcements for Commodore Stockton, and 
evaded Californian soldiers in Santa Barbara’s Gaviota Pass by taking the route over the San Marcos 
grade instead. While the arrival of the U.S. Navy helped the Americans to take control of California’s 
coastal settlements in the summer of 1846, local resistance continued on the interior. Finally, on 
January 13, 1847, hostilities ceased with the surrender of Governor Pio Pico and General José María 
Flores (Kyle 2002). The territory was transferred formally to the United States in 1848 with the 
Treaty of Guadalupe Hidalgo, ushering California into its American Period. 

California officially became a state with the Compromise of 1850, which also designated Utah and 
New Mexico (with present-day Arizona) as US territories (Waugh 2003). Horticulture and livestock, 
based primarily on cattle as the currency and staple of the rancho system, continued to dominate 
the southern California economy through 1850s. The discovery of gold in the northern part of the 
state led to the Gold Rush beginning in 1848, and with the influx of people seeking gold, cattle were 
no longer desired mainly for their hides but also as a source of meat and other goods. During the 
1850s cattle boom, rancho vaqueros drove large herds from southern to northern California to feed 
that region’s burgeoning mining and commercial boom.  
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A severe drought in the 1860s decimated cattle herds and drastically affected rancheros’ source of 
income. In addition, property boundaries that were loosely established during the Mexican era led 
to disputes with new incoming settlers, problems with squatters, and lawsuits. Rancheros often 
were encumbered by debt and the cost of legal fees to defend their property. As a result, much of 
the rancho lands were sold or otherwise acquired by Americans. Most of these ranchos were 
subdivided into agricultural parcels or towns (Dumke 1944). 

City of Montclair 

In the first decades of the American Era, economic patterns in what is now Montclair remained 
somewhat consistent with those of the era of Mexican rule. Development in these years centered 
on communities established during Spanish and Mexican rule. Well into the 1890s, ranchers 
continued to exploit what is now Montclair as grazing land for livestock (City of Montclair 2021).  

The extension of railroads into the region in the late nineteenth century laid the groundwork for the 
establishment of new communities in the Inland Empire. Rail transit led to new development in 
rural hinterlands as settlers and “speculative real estate ventures” rushed into the undeveloped 
hinterland of San Bernardino County (ARG 2018). By the late 1880s, present-day Montclair was 
situated between two major railroads, the Atchison Topeka and Santa Fe and the Southern Pacific. 
Lumber merchant Edward Fraser was the first to attempt to establish a permanent colony in the 
Montclair area. In 1887, Fraser began clearing land for prospective town he named Marquette and 
promoted his subdivision to support intensive settlement and the cultivation of orchards. Despite 
the development’s proximity to the Santa Fe Railroad, Marquette’s enterprise failed to attract 
settlers (ARG 2018; City of Montclair 2021). A second, somewhat more successful attempt at 
settlement took place about three miles south of the Marquette site. Named for a nearby Southern 
Pacific stop, the short-lived community of Narod consisted of “market, a hotel, a packinghouse, and 
a small church known as the Little White Church of Narod” (ARG 2028). The packing house was 
important to the local citrus industry and was used as the main packing facility for the Ontario Fruit 
Exchange. No buildings associated with the development of Marquette or Narod remain standing 
(ARG 2018; City of Montclair 2021). 

Although the earliest efforts to foster residential development of the area proved unsuccessful, the 
fertile soil and access to two major railroads allowed local orchardists to participate in the Inland 
Empire’s booming citrus industry. Typical of the region in the late nineteenth and early twentieth 
centuries, present-day Montclair was used to “cultivate citrus and other cash crops for export” (ARG 
2018). Among the area’s successful citrus operations was Reeder Ranch, which John Reeder 
purchased by 1900. The house (extant) was moved onto the property in 1903 and the orange groves 
(Washington navel oranges) planted in 1905. Buoyed by the success of the local citriculture industry, 
Reeder Ranch eventually grew to encompass fifty acres (City of Montclair 2021; ARG 2018). 

Permanent residential development in Montclair began in the early twentieth century when Los 
Angeles-based real estate developer Emil Firth named a nearby 1,000-acre subdivision Monte Vista. 
It consisted of lots measuring 10, 20, and 40 acres, on which owners were incentivized to surround 
their homesites with orchards (ARG 2018; City of Montclair 2020). Firth marketed the area by 
extolling the healthful suburban life available in Monte Vista and touted the local packing house as 
another virtue. By 1910, at least seven families had purchased properties in the subdivision. Houses, 
usually constructed in the Craftsman style, were typically situated about a half-mile apart and 
surrounded by citrus groves. A few extant houses from this early era of development remain, 
including the residence of Mr. and Mrs. George Pantazin at 11096 Central Avenue (ARG 2018).  
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The citrus industry continued as main driver the local economy through the World War II era. Local 
agriculture was dependent on a diverse labor force of Chinese, Japanese, Mexican, Filipino, and Sikh 
workers who established small communities in and around present-day Montclair (ARG 2018).  

As was the case throughout Southern California, Monte Vista was reshaped by a post-World War II-
era population boom. Demand was fueled by a regional population boom and new construction 
facilitated by post-World War II-era “federal policies and programs that promoted homeownership 
and the mass construction of detached, single-family houses… and the construction of a vast 
regional freeway network” (ARG 2018). As residential development proved more profitable than 
citrus cultivation, Southern California’s vast tracts of orchards gave way to new suburban 
subdivisions. Between 1949 and 1959, approximately one-quarter of the region’s orchards were 
lost. Nearly all citrus land in what is now Montclair was redeveloped in the same period. Emblematic 
of this trend, Post-World War II-era residential development reduced Reeder Citrus Ranch from 
about fifty acres to just one (ARG 2018). 

A key to the suburbanization of the area was the construction of Interstate 10, which was 
completed within the present city limits in 1958. The new freeway connected the community to 
major centers of employment centers in Los Angeles and the cities of San Bernardino County. In 
1952, the San Bernardino County Planning Commission authorized the rezoning of two large 
agricultural tracts for residential use. This set the trend for the rest of the decade. Housing 
developed in the new residential tracts typically consisted of modest single-family residences 
designed according to the guidelines of the Federal housing Authority Community Builders 
Handbook, standards which allowed developers to secure financing from the FHA. In Montclair, 
houses were often constructed in variations of Mid-Century Modern or Ranch styles and set back 
from the street with “uniform front yards.” Neighborhood street networks included curvilinear 
roads, sidewalks, and curbs (ARG 2018). 

As new housing tracts multiplied in the area, a group of residents formed the Monte Vista 
Improvement Association with the aim of incorporating the community to preserve “local control” 
before it could be annexed by a neighboring city. In April 1956, residents voted to approve 
incorporation of the community as the City of Monte Vista and, in the same election, chose the 
city’s first five-member City Council. Monte Vista’s incorporation was formalized on April 25, 1956, 
with a population of about 8,000 residing in a 4-square-mile area. In 1958, the city was renamed 
Montclair because the existence of Northern California community named Monte Vista complicated 
efforts to establish a post office under the city’s original name (City of Montclair 2021). Civic 
achievements in the early years of cityhood included formulation of master street lighting plan, 
drafting of zoning ordinances, and the implementation of street sweeping service. Within a year of 
incorporation, there were ten full-time city employees. In 1964, the City dedicated a Civic Center on 
land acquired for that purpose in 1953. Located at the corner of Benito and Fremont, multi-building 
complex includes city government offices and the police department. Additional institutional growth 
included the construction of a new post office and four public schools between 1955 and 1960 (ARG 
2018). 

The opening of Interstate 10 boosted commercial development in the northern end of Montclair. A 
notable beneficiary of was the Montclair Plaza shopping mall, a large shopping center approved by 
the City in 1964, in part, as a means of boosting the tax base to a level capable of funding city 
services. Constructed by shopping mall developer Ernest Hahn, the Mid-Century Modern-style mall 
opened in 1968. The mall drew shoppers from around the region and, in its first year, boosted local 
tax revenues by about 30 percent (City of Montclair 2021; ARG 2018). 
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Montclair grew steadily in the six decades since it achieved cityhood. As described in further detail 
in Chapter 4.14, Population and Housing, the City’s 2020 population was  almost 40,000, 
approximately five times the count at the time of incorporation.  

Past Historic Survey Efforts in Montclair 
To date, the City of Montclair has not conducted any citywide historical resources surveys. 

Historical Resources in Montclair 
A review of the National Register of Historic Places (NRHP), California Register of Historical 
Resources (CRHR), and the California State Office of Historic Preservation Built Environment 
Directory, in addition to consultation with City staff, revealed that there are two designated 
historical resources located in Montclair, the Russian Village Historic District and Reeder Citrus 
Ranch. The Russian Village Historic District is listed in the NRHP and the CRHR. The district straddles 
the boundary between Montclair and the neighboring city of Claremont. Of the district’s 12 
contributing properties, two are located completely in Montclair (360 and 370 South Mills Avenue) 
and four partially within the city’s boundaries (306, 316, 330, and 350 South Mills Avenue). Reeder 
Citrus Ranch (4405 Holt Boulevard) has been assigned California State Office of Historic Preservation 
status code or 2S2, meaning it was determined eligible for inclusion on the NRHP and is listed on the 
CRHR. Designated locally by a resolution of the Montclair City Council, Reeder Citrus Ranch is also 
the only Historic Landmark designated by the City of Montclair (Resolution No. 03-460).  

In addition, the routes of two National Historic Trails traverse the city, the Juan Bautista de Anza and 
Old Spanish National Historic trails. 

4.5.2 Regulatory Framework 
The regulatory background below offers an overview of federal, state, and local criteria used to 
assess historic significance, as well as Montclair’s existing regulatory process pertaining to 
development projects that may impact historical resources. 

National Register of Historic Places 
The National Register of Historic Places (NRHP) is an authoritative guide to be used by federal, state, 
and local governments, private groups, and citizens to identify the nation’s cultural resources and to 
indicate what properties should be considered for protection from destruction or impairment (36 
Code of Federal Regulations [CFR] 60, Section 60.2). The National Park Service (NPS) administers the 
NRHP program.  

The criterion for listing in the NRHP follows guidelines established by the NPS for determining the 
significance of properties. The quality of significance in American history, architecture, archaeology, 
engineering, and culture is present in districts, sites, buildings, structures, and objects that do the 
following: 

 Are associated with events that have made a significant contribution to the broad patterns of 
our history; or 

 Are associated with the lives of persons who are significant in our past; or 
 Embody the distinctive characteristics of a type, period, or method of construction, or 

represents the work of a master, or possesses high artistic values, or represents a significant and 
distinguishable entity whose components may lack individual distinction; or 
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 Have yielded, or may be likely to yield, information important in prehistory or history (36 CFR 
60, Section 60.3). 

In addition to meeting any or all of the eligibility criteria listed above, properties must also possess 
historic integrity to be eligible for listing in the NRHP. Historic integrity is the ability of a property to 
convey its significance and through “the essential physical features that enable it to convey its 
historic identity. The essential physical features are those features that define both why a property 
is significant… and when it was significant” (NPS 1995). The NPS defines seven aspects of integrity: 
location, design, setting, materials, workmanship, feeling, and association. These qualities are 
defined as follows: 

 Location is the place where the historic property was constructed or the place where the 
historic event occurred. 

 Design is the combination of elements that create the form, plan, space, structure, and style of a 
property. 

 Setting is the physical environment of a historic property. 
 Materials are the physical elements that were combined or deposited during a particular period 

of time and in a particular pattern or configuration to form a historic property. 
 Workmanship is the physical evidence of the crafts of a particular culture or people during any 

given period in history or prehistory. 
 Feeling is a property's expression of the aesthetic or historic sense of a particular period of time. 
 Association is the direct link between an important historic event or person and a historic 

property. 

California Register of Historical Resources 

A cultural resource could be considered significant if it is eligible for listing in the California Register 
of Historical Resources (CRHR). The CRHR helps government agencies identify, evaluate, and protect 
California’s historical resources, and indicates which properties are to be protected from substantial 
adverse change (Public Resources Code [PRC] Section 5024.1[a]). The CRHR is administered through 
the State Office of Historic Preservation, which is part of the California State Parks system. 

A resource is evaluated under four CRHR criteria to determine its historical significance. To be 
eligible for the CRHR, a resource must be significant at the local, state, or national level in 
accordance with one or more of the following criteria, as set forth in the CEQA Guidelines Section 
15064.5(a)(3): 

(A) It is associated with events that have made a significant contribution to the broad pattern of 
California’s history and cultural heritage; 

(B) It is associated with the lives of persons important in our past; 

(C) It embodies the distinctive characteristics of a type, period, region, or method of construction, 
or represents the work of an important creative individual, or possesses high artistic values; or 

(D) It has yielded, or may be likely to yield, information important in prehistory or history. (CEQA 
Guidelines Section 15064.5(a)(3)) 

The CRHR also requires a resource to possess integrity, defined as “the authenticity of a historical 
resource’s physical identity evidenced by the survival of characteristics that existed during the 



Environmental Impact Analysis 
Cultural Resources 

 
Draft Environmental Impact Report 4.5-9 

resource’s period of significance. Integrity is evaluated with regard to the retention of location, 
design, setting, materials, workmanship, feeling, and association.”  

Archaeological resources can sometimes qualify as “historical resources” (CEQA Guidelines Section 
15064.5[c][1]). PRC Section 21083.2(g) defines a unique archaeological resource as an artifact, 
object, or site about which it can be clearly demonstrated that, without merely adding to the 
current body of knowledge, there is a high probability that it: 

(1) Contains information needed to answer important scientific research questions and that there is 
a demonstrable public interest in that information. 

(2) Has a special and particular quality such as being the oldest of its type or the best available 
example of its type. 

(3) Is directly associated with a scientifically recognized important prehistoric or historic event or 
person. (PRC Section 21083.2[g]) 

Two other programs are administered by the State: California Historical Landmarks and California 
Points of Historical Interest. California Historical Landmarks are buildings, sites, features, or events 
that are of statewide significance and have anthropological, cultural, military, political, architectural, 
economic, scientific or technical, religious, experimental, or other historical value, whereas 
California Points of Historical Interest are of local (city or county) significance. Resources listed as 
Landmarks or Points of Historical Interest are automatically considered eligible for listing in the 
CRHR. 

State Health and Safety Code 
State Health and Safety Code (HSC) Section 7050.5 (PRC Section 5097.9) contain provisions for the 
treatment of human remains contained in archaeological sites. Under HSC Section 7050.5, if human 
remains are discovered during any project activity, the county coroner must be notified 
immediately. If human remains are exposed, HSC Section 7050.5 states that no further disturbance 
shall occur until the county coroner has made the necessary findings as to origin and disposition 
pursuant to PRC Section 5097.98. Construction must halt in the area of the discovery of human 
remains, the area of the discovery shall be protected, and consultation and treatment shall occur as 
prescribed by law. If the remains are determined by the coroner to be Native American, the coroner 
is responsible for contacting the Native American Heritage Commission (NAHC) within 24 hours. 
NAHC, pursuant to Section 5097.98, will immediately notify those persons it believes to be most 
likely descended from the deceased person so they can inspect the burial site and make 
recommendations for treatment or disposal. 

City of Montclair 
The City of Montclair’s Municipal Code Chapter 11.56 – Historic Preservation establishes guidelines 
for the preservation, restoration and protection of cultural and historic resources within the City of 
Montclair. The guidelines were developed to preserve elements of the City of Montclair’s heritage 
that may be endangered in the present or future. The purpose of the ordinance is to: 

A. Encourage public knowledge, understanding and appreciation of the City's past; 
B. Strengthen civic and neighborhood pride in the beauty and architecture of the past; 
C. Preserve diverse architectural styles and designs reflecting phases of the City's heritage; 
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D. Promote the enjoyment and use of cultural resources appropriate for the education and 
restoration of the City; 

E. Encourage new construction and exterior modification of historical buildings that are 
compatible with the historical character of such buildings;  

F. Protect and enhance property values and to provide possible added benefits to the City and 
its inhabitants through the exploration of creative financial incentives for preservation; 

G. Encourage the adaptive recycling or reuse of existing historic landmarks. 

Additionally, the Ordinance established the Historic Preservation Commission to oversee ordinance 
compliance. The Historic Preservation Commission has the following powers and duties: 

A. Administer the provisions of this chapter; 
B. Perform such other advisory functions as may be delegated from time to time to the 

Historic Preservation Commission by the City Council; 
C. Maintain a current register of landmark designations for public use and information. 

A building or structure may be designated as a historic landmark if it is found that one or more of 
the following conditions exist with reference to such building or structure: 

A. The proposed landmark is particularly representative of a historical period, type, style, 
region or way of life; 

B. The proposed landmark is an example of a type of building which was once common but is 
now rare; 

C. The proposed landmark is one of the best remaining examples of a particular architectural 
type or style in the area; 

D. The proposed landmark is identified with persons or events significant in local, State or 
national history; or 

E. The proposed landmark is representative of the notable work of a builder, designer or 
architect. 

4.5.3 Impact Analysis 

a. Methodology and Significance Thresholds 
According to CEQA Guidelines Appendix G, impacts related to cultural resources would be 
potentially significant if implementation of the Plan would: 

 Cause a substantial adverse change in the significance of a historical resource pursuant to CEQA 
Guidelines Section 15064.5; 

 Cause a substantial adverse change in the significance of an archaeological resource pursuant to 
CEQA Guidelines Section 15064.5; and/or 

 Disturb any human remains, including those interred outside of formal cemeteries. 

A “substantial adverse change” in the significance of a historical resource is defined as “physical 
demolition, destruction, relocation, or alteration of the resource or its immediate surroundings such 
that the significance of an historical resource would be materially impaired” (PRC Section 
5020.1[q]). Further, according to CEQA Guidelines Section 15064.5(b)(2), the significance of a 
historical resource is “materially impaired” when a project: 
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(A) Demolishes or materially alters in an adverse manner those physical characteristics of an 
historical resource that convey its historical significance and that justify its inclusion in, or 
eligibility for, inclusion in the CRHR; or 

(B) Demolishes or materially alters in an adverse manner those physical characteristics that account 
for its inclusion in a local register of historical resources... or its identification in a historical 
resources survey... unless the public agency reviewing the effects of the project establishes by a 
preponderance of evidence that the resource is not historically or culturally significant; or 

(C) Demolishes or materially alters in an adverse manner those physical characteristics of a 
historical resource that convey its historical significance and that justify its eligibility for 
inclusion in the CRHR as determined by a lead agency for purposes of CEQA. (CEQA Guidelines 
Section 15064.5[b][2]) 

According to CEQA Guidelines Section 15064.5(a), the term “historical resources” shall include the 
following: 

(1) A resource listed in, or determined to be eligible by, the State Historical Resources Commission, 
for listing in the CRHR (PRC Section 5024.1, Title 14 California Code of Regulations [CCR], Section 
4850 et seq.). 

(2) A resource included in a local register of historical resources, as defined in PRC Section 5020.1(k) 
or identified as significant in an historical resource survey meeting the requirements of PRC 
Section 5024.1(g), shall be presumed to be historically or culturally significant. Public agencies 
must treat any such resource as significant unless the preponderance of evidence demonstrates 
that it is not historically or culturally significant. 

(3) Any object, building, structure, site, area, place, record, or manuscript which a lead agency 
determines to be historically significant or significant in the architectural, engineering, scientific, 
economic, agricultural, educational, social, political, military, or cultural annals of California, 
may be considered to be a historical resource, provided the lead agency’s determination is 
supported by substantial evidence in light of the whole record. Generally, a resource shall be 
considered by the lead agency to be “historically significant” if the resource meets the criteria 
for listing in the CRHR (PRC Section 5024.1, Title 14 CCR, Section 4852), as described above 
under “Regulatory Setting.” 

b. Project and Cumulative Impacts 

Threshold 1: Would the Plan cause a substantial adverse change in the significance of a historical 
resource pursuant to CEQA Guidelines Section 15064.5? 

Impact CUL-1 THE PLAN HAS THE POTENTIAL TO RESULT IN A SIGNIFICANT IMPACT IF DEVELOPMENT 
CARRIED OUT UNDER THE PLAN WOULD CAUSE A SUBSTANTIAL ADVERSE CHANGE IN THE SIGNIFICANCE OF A 
HISTORICAL RESOURCE. THIS IMPACT WOULD BE SIGNIFICANT AND UNAVOIDABLE.  

Based on CEQA Guidelines Section 15064.5, future reasonably anticipated development activities 
carried out under the General Plan Update would have a significant impact on historical resources if 
they would cause a substantial adverse change in the significance of a historical resource. Historical 
resources as defined by CEQA include properties eligible for listing on the NRHP, the CRHR, or a local 
register of historical resources. In addition, as explained in Section 15064.5, “[s]ubstantial adverse 
change in the significance of an historical resource means physical demolition, destruction, 
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relocation, or alteration of the resource or its immediate surroundings such that the significance of 
an historical resource would be materially impaired.”  

As detailed above, there is one known historical resource that is listed in NRHP and CRHR and one 
resource determined eligible for the NRHP, listed in the CRHR, and designated locally as a Landmark 
in Montclair. In addition to these known historical resources, there may be other yet unidentified 
resources which are eligible for inclusion in the NRHP or CRHR or for designation as a local 
Landmark. The Plan would guide the general distribution, location, and extent of the various land 
uses in the city. New residential, commercial, and industrial uses would be implemented by new 
development and the conversion of existing properties to new uses. Changes to the transportation 
network would include the redesign of streets and streetscapes, while public spaces would be 
enhanced through the development of green network of creeks, trails, open spaces, parks, and 
green streets. Potential future development occurring under the Plan may include site preparation, 
demolition and construction activities. These activities could have the potential to result in the 
physical demolition, destruction, relocation, or alteration of potential historical resources. 
Therefore, mitigation is required. 

Mitigation Measures 

CUL-1 Historical Resources 

A historical resources evaluation shall be prepared for any discretionary project carried out under 
the General Plan Update involving the demolition or physical alteration of any building, structure, 
object, or other built environment feature that is 45 years of age or older. The evaluation shall be 
prepared by a qualified architectural historian or historian who meets the Secretary of the Interior’s 
Professional Qualifications Standards (PQS) in architectural history or history. The qualified 
architectural historian or historian shall conduct an intensive-level evaluation in accordance with the 
guidelines and best practices promulgated by the State Office of Historic Preservation to identify 
any potential historical resources within the proposed development site. All properties 45 years of 
age or older shall be evaluated within their historic context and documented in a report meeting the 
State Office of Historic Preservation guidelines. All evaluated properties shall be documented on 
Department of Parks and Recreation Series 523 Forms. The report will be submitted to the City for 
review and concurrence. If the property is already listed in the NRHP, CRHR, or as a Landmark in 
Montclair, the historical resources evaluation described above shall not be required.  

If historical resources are identified within the development site of a proposed development, efforts 
shall be made to the extent feasible to ensure that impacts are mitigated. Application of mitigation 
shall generally be overseen by a qualified architectural historian or historic architect meeting the 
PQS, unless unnecessary in the circumstances (e.g., preservation in place). In conjunction with any 
development application that may affect the historical resource, the historical resources evaluation 
report shall also identify and specify the treatment of character-defining features and construction 
activities. 

Efforts shall be made to the greatest extent feasible to ensure that the relocation, rehabilitation, or 
alteration of the resource is consistent with the Secretary of the Interior’s Standards for the 
Treatments of Historic Properties (Standards). In accordance with CEQA, a project that has been 
determined to conform with the Standards generally would not cause a significant adverse direct or 
indirect impact to historical resources (14 CCR § 15126.4(b)(1)). Application of the Standards shall 
be overseen by a qualified architectural historian or historic architect meeting the PQS. In 
conjunction with any development application that may affect the historical resource, a report 
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identifying and specifying the treatment of character-defining features and construction activities 
shall be provided to the City for review and concurrence. As applicable, the report shall 
demonstrate how the project complies with the Standards and be submitted to the City for review 
and approval prior to the issuance of any permits. 

If significant historical resources are identified on a development site and compliance with the 
Standards and or avoidance is not possible, appropriate site-specific mitigation measures shall be 
established and undertaken. Mitigation measures may include documentation of the historical 
resource in the form of a Historic American Building Survey (HABS)-Like report. The report shall 
comply with the Secretary of the Interior’s Standards for Architectural and Engineering 
Documentation and shall generally follow the HABS Level III requirements, including digital 
photographic recordation, detailed historic narrative report, and compilation of historic research. 
The documentation shall be completed by a qualified architectural historian or historian who meets 
the PQS and submitted to the City prior to issuance of any permits for demolition or alteration of 
the historical resource. 

Significance After Mitigation 
Implementation of Mitigation Measure CUL-1 would reduce impacts to historical resources by 
identifying and evaluating significant historical resources and managing relocation, rehabilitation, or 
alteration in compliance with the Standards as applicable. However, even with implementation of 
this mitigation measure, historical resources could still be materially impaired by future 
development that carried out under the General Plan. While HABS documentation would reduce 
these impacts to the greatest extent feasible in cases where compliance with the Standards or 
avoidance is not possible, legal precedent has established that such a measure cannot mitigate 
impacts to a level of less than significant because the loss of historical fabric cannot be readily 
compensated for by commemorative mitigation.1 Therefore, impacts would be significant and 
unavoidable.  

Threshold 2: Would the Plan cause a substantial adverse change in the significance of an 
archaeological resource pursuant to CEQA Guidelines Section 15064.5? 

Impact CUL-2 THE PLAN HAS THE POTENTIAL TO RESULT IN A SIGNIFICANT IMPACT IF DEVELOPMENT 
CARRIED OUT UNDER THE PLAN WOULD CAUSE A SUBSTANTIAL ADVERSE CHANGE IN THE SIGNIFICANCE OF AN 
ARCHAEOLOGICAL RESOURCE, INCLUDING THOSE THAT QUALIFY AS HISTORICAL RESOURCES. THIS IMPACT 
WOULD BE SIGNIFICANT BUT MITIGABLE.  

Ground-disturbing activities associated with development carried out under the Plan have the 
potential to damage or destroy archaeological resources that may be present on or below the 
ground surface, particularly in areas not studied in a cultural resources investigation or when 
excavation depths exceed those attained previously for past development. The Plan does not 
contain goals, policies, or implementation programs related to archaeological resources. 
Consequently, damage to or destruction of known or previously unknown archaeological resources 
could occur because of the project. Therefore, mitigation measures are required.  

 
1 League For Protection of Oakland's Architectural and Historic Resources, Plaintiff and Appellant, v. City of Oakland et al., Montgomery 
Ward & Co., Inc., et al. No. A074348. First District, Division One. Feb 10, 1997.  
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Mitigation Measures 

CUL-2 Phase I Archaeological Resources Study 

For any project carried out under the General Plan Update, the City and/or project applicant shall 
investigate the potential to disturb archaeological resources. If the project will involve any ground 
disturbance (unless the project site is within soils that can be reliably demonstrated as being non-
native or artificial fill) a Phase I cultural resources study shall be performed by a qualified 
professional meeting the Secretary of the Interior’s (SOI’s) Professional Qualification Standards 
(PQS) for archaeology (National Park Service 1983). If a project would solely involve the 
refurbishment of an existing building and no ground disturbance would occur, this measure would 
not be required. The Phase I cultural resources study shall include a pedestrian survey of the project 
site and sufficient background research and field sampling to determine whether archaeological 
resources may be present. Archival research shall include a records search of the South Central 
Coastal Information Center no more than two years old and a Sacred Lands File search with the 
NAHC. The Phase I technical report documenting the study shall include recommendations that 
must be implemented prior to and/or during construction to avoid or reduce impacts on 
archaeological resources. The report shall be submitted to the City of Montclair for review and 
approval prior to the issuance of any grading or construction permits. Recommendations in the 
Phase I technical report shall be made Conditions of Approval and shall be implemented throughout 
all ground disturbance activities.  

CUL-3 Extended Phase I Testing 

For any projects proposed within 100 feet of a known archaeological site and/or in areas identified 
as sensitive by a Phase I study [Mitigation Measure CUL-2], the project applicant shall retain a 
qualified archaeologist to conduct an Extended Phase I (XPI) study to determine the 
presence/absence and extent of archaeological resources on the project site. XPI testing should 
comprise a series of shovel test pits and/or hand augured units and/or mechanical trenching to 
establish the boundaries of archaeological site(s) on the project site. If the boundaries of the 
archaeological site are already well understood from previous archaeological work, an XPI will not 
be required. If the archaeological resource(s) of concern are Native American in origin, the qualified 
archaeologist shall confer with local California Native American tribe(s). 

All archaeological excavation shall be conducted by a qualified archaeologist(s) under the direction 
of a principal investigator meeting the SOI’s PQS for archaeology (National Park Service 1983). If an 
XPI report is prepared, it shall be submitted to the City of Montclair for review and approval prior to 
the issuance of any grading or construction permits. Recommendations contained therein shall be 
implemented for all ground disturbance activities.  

CUL-4 Archaeological Site Avoidance 

Any identified archaeological sites (determined after implementing mitigation measures CUL-2 
and/or CUL-3) shall be avoided by project-related construction activities, where feasible. A barrier 
(temporary fencing) and flagging shall be placed between the work location and any resources 
within 60 feet of a work location to minimize the potential for inadvertent impacts. 

CUL-5 Phase II Site Evaluation 

If the results of any Phase I and/or XPI (mitigation measures CUL-2 and/or CUL-3) indicate the 
presence of archaeological resources that cannot be avoided by the project (Mitigation Measure 
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CUL-4) and that have not been adequately evaluated for the NRHP or CRHR listing at the project 
site, the qualified archaeologist shall conduct a Phase II investigation to determine if intact deposits 
remain and if they may be eligible for the CRHR or qualify as unique archaeological resources. If the 
archaeological resource(s) of concern are Native American in origin, the qualified archaeologist shall 
confer with local California Native American tribe(s).  

A Phase II evaluation shall include any necessary archival research to identify significant historical 
associations and mapping of surface artifacts, collection of functionally or temporally diagnostic 
tools and debris, and excavation of a sample of the cultural deposit. The sample excavation will 
characterize the nature of the sites, define the artifact and feature contents, determine horizontal 
and vertical boundaries, and retrieve representative samples of artifacts and other remains. 

If the archeologist and, if applicable, a Native American monitor (see Mitigation Measure TCR-2) or 
other interested tribal representative determine it is appropriate, cultural materials collected from 
the site shall be processed and analyzed in a laboratory according to standard archaeological 
procedures. The age of the materials shall be determined using radiocarbon dating and/or other 
appropriate procedures; lithic artifacts, faunal remains, and other cultural materials shall be 
identified and analyzed according to current professional standards. The significance of the sites 
shall be evaluated according to the criteria of the CRHR. The results of the investigations shall be 
presented in a technical report following the standards of the California Office of Historic 
Preservation publication “Archaeological Resource Management Reports: Recommended Content 
and Format (1990 or latest edition).” The report shall be submitted to the City of Montclair for 
review and approval prior to the issuance of any grading or construction permits. Recommendations 
in the Phase II report shall be implemented for all ground disturbance activities.  

CUL-6 Phase III Data Recovery 

Should the results of the Phase II site evaluation (Mitigation Measure CUL-5) yield resources that 
meet CRHR significance standards and if the resource cannot be avoided by project construction in 
accordance with CUL-4, the project applicant shall ensure that all feasible recommendations for 
mitigation of archaeological impacts are incorporated into the final design and approved by the City 
of Montclair prior to construction. Any necessary Phase III data recovery excavation, conducted to 
exhaust the data potential of significant archaeological sites, shall be carried out by a qualified 
archaeologist meeting the SOI PQS for archaeology according to a research design reviewed and 
approved by the City of Montclair prepared in advance of fieldwork and using appropriate 
archaeological field and laboratory methods consistent with the California Office of Historic 
Preservation Planning Bulletin 5 (1991), Guidelines for Archaeological Research Design, or the latest 
edition thereof. If the archaeological resource(s) of concern are Native American in origin, the 
qualified archaeologist shall confer with local California Native American tribe(s). If applicable, a 
Native American monitor shall be present.  

As applicable, the final Phase III Data Recovery reports shall be submitted to the City of Montclair 
prior to issuance of any grading or construction permit. Recommendations contained therein shall 
be implemented throughout all ground disturbance activities.  

CUL-7 Cultural Resources Monitoring  

If recommended by Phase I, XPI, Phase II, or Phase III studies [mitigation measures CUL-2, CUL-3, 
CUL-5, and/or CUL-6], the project applicant shall retain a qualified archaeologist to monitor project-
related, ground-disturbing activities. If archaeological resources are encountered during ground-



City of Montclair 
Montclair 2020 General Plan Update and Arrow Highway Mixed-Use District (AHMUD) Specific Plan 

 
4.5-16 

disturbing activities, mitigation measures CUL-4 through CUL-6 shall be implemented, as 
appropriate.  

CUL-8 Unanticipated Discovery of Archaeological Resources 

If archaeological resources are encountered during ground-disturbing activities, work within 60 feet 
shall be halted and the project archaeologist meeting the SOI’s Professional Qualification Standards 
for archaeology (National Park Service 1983) shall immediately evaluate the find. If necessary, the 
evaluation may require preparation of a treatment plan and archaeological testing for CRHR 
eligibility. If the discovery proves to be significant under CEQA and cannot be avoided by the project, 
additional work may be warranted, such as data recovery excavation, to mitigate any significant 
impacts to historical resources. Any reports required to document and/or evaluate unanticipated 
discoveries shall be submitted to the City of Montclair for review and approval. Recommendations 
contained therein shall be implemented throughout the remainder of ground disturbance activities.  

Significance After Mitigation  
Implementation of mitigation measures CUL-2 through CUL-8 would reduce impacts to 
archaeological resources to less than significant levels by ensuring the avoidance of archeological 
resources to the extent feasible, or by identifying, evaluating, and conducting data recovery of 
archaeological resources that may be impacted by future projects in a timely manner.  

Threshold 3: Would the Plan disturb any human remains, including those interred outside of 
formal cemeteries? 

Impact CUL-3 THE DISCOVERY OF HUMAN REMAINS IS ALWAYS A POSSIBILITY DURING GROUND-
DISTURBING ACTIVITIES. GROUND DISTURBANCE ASSOCIATED WITH DEVELOPMENT CARRIED OUT UNDER THE 
PLAN MAY DISTURB OR DAMAGE KNOWN OR UNKNOWN HUMAN REMAINS. THIS IMPACT WOULD BE LESS THAN 
SIGNIFICANT WITH ADHERENCE TO EXISTING REGULATIONS.  

Regulations exist to address the discovery of human remains. If human remains are found, the State 
of California Health and Safety Code Section 7050.5 states that no further disturbance shall occur 
until the county coroner has made a determination of origin and disposition pursuant to PRC 
Section 5097.98. If an unanticipated discovery of human remains occurs, the county coroner must 
be notified immediately. If the human remains are determined to be of Native American origin, the 
coroner will notify the NAHC, which will determine and notify a most likely descendant, who shall 
complete an inspection of the site and provide recommendations for treatment to the landowner 
within 48 hours of being granted access. With adherence to existing regulations impacts would be 
less than significant.  

Mitigation Measures 
Because this impact would be less than significant due to required regulations, mitigation measures 
are not required.  

Significance After Mitigation  
Compliance with existing regulations would reduce Plan impacts to human remains to less than 
significant levels by ensuring proper identification and treatment of any human remains that may be 
present. 
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Cumulative Analysis 
Cumulative development across the Plan Area could disturb areas that may potentially contain 
historical and archaeological resources. The potential for impacts from individual projects is 
generally site-specific and depends on the location and nature of each individual project. Individual 
projects implemented under the Plan would continue to be subject to applicable federal, state, and 
local requirements. As discussed above, individual projects implemented under the Plan have the 
potential to result in impacts to historical and archaeological resources. While mitigation would 
reduce impacts to archaeological resources to less than significant, and mitigation would reduce 
impacts to built environment historical resources to the greatest extent feasible, there is still 
potential for impacts to built environment historical resources to be significant and unavoidable 
even after mitigation. Therefore, the potential for cumulative impacts to historical resources is 
significant and unavoidable, and the proposed program’s contribution to such impacts would be 
cumulatively considerable. 
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