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SOI Secretary of the Interior 

SPRR Southern Pacific Railroad Company 

SR State Route 

SRA Source Receptor Area 

SRRE Source Reduction and Recycling Element 

SUV sport utility vehicle 

SWP California State Water Project 

SWPPP Stormwater Pollution Prevention Plan 

SWRCB State Water Resources Control Board 

TAC toxic air contaminant 

TDS total dissolved solids 

THPO Tribal Historic Preservation Officer 

TMDL total maximum daily load 

TPM Tentative Parcel Map 

TPZ Timberland Production Zone 

TRU transport refrigeration unit 

TSD Treatment, Storage, and Disposal 

TUMF Transportation Uniform Mitigation Fee 

TWSC two-way stop control 

UCR University of California, Riverside 

UPRR Union Pacific Railroad 

URF unit risk factor 

USACE United States Army Corps of Engineers 

USC United States Code 
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USDA United States Department of Agriculture 

USDOT United States Department of Transportation 

USFWS United States Fish and Wildlife Service 

USGS United States Geological Survey 

UST underground storage tank 

UWMP Urban Water Management Plan 

VdB vibration velocity decibels 

VHFHSZ Very High Fire Hazard Severity Zone 

VMT vehicle miles traveled 

VMT Assessment First Hathaway Logistics Center VMT Assessment (Stantec 2023) 

VOC volatile organic compound 

WAIRE Warehouse Actions and Investments to Reduce Emissions 

WARM Warm Freshwater Habitat 

WARP Working Age Resident Population 

WDF water demand factor 

WDID Waste Discharge Identification Number 

WDR waste discharge requirement 

Whitewater River 
Watershed MS4 
Permit 

NPDES Permit and Waste Discharge Requirements for Discharges from the 
Municipal Separate Storm Sewer Systems (MS4) Within the Whitewater 
River Watershed Riverside County Flood Control and Water Conservation 
District, County of Riverside, Coachella Valley Water District and 
Incorporated Cities of Riverside County within the Whitewater River Basi 

WILD Wildlife Habitat 

Wildfire Evacuation 
Plan 

Wildfire Evacuation Plan, First Hathaway Logistics Project (Dudek 2023) 

Working Group GHG CEQA Significance Threshold Working Group 
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WQMP Water Quality Management Plan 

WRCOG Western Riverside Council of Governments 

WRF Wastewater Reclamation Facility 

WRRA Waste Reuse and Recycling Act 

WSA Water Supply Assessment 

WUI wildland-urban interface 

WWUD City of Banning Water and Wastewater Utilities Department 

XRF X-ray fluorescence 

ZEV zero-emission vehicle 

ZNE zero net energy  
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1.0 EXECUTIVE SUMMARY 

This chapter provides an overview of the proposed project and the findings outlined in this 
Environmental Impact Report (EIR), including a discussion of alternatives and cumulative project 
impacts.  

1.1 PROJECT UNDER REVIEW 

This EIR has been prepared to evaluate the environmental consequences of approval and 
implementation of the First Hathaway Logistics Project (project).The project site is situated in the 
eastern portion of Banning on 94.86 gross acres. The project applicant (First Industrial Realty Trust, 
Inc.) seeks to entitle and permit the development of the project site with an approximately 1,420,722 
square-foot warehouse distribution building with truck docks, trailer parking, passenger vehicle 
parking, landscaping, and associated improvements. Requested project entitlements include Design 
Review, a Tentative Parcel Map, and other discretionary and ministerial approvals, permits, and 
actions by the City of Banning (City) (e.g., grading permit, off-site street and utility permits, and 
building permit). Refer to Chapter 3.0, Project Description, for a complete description of the proposed 
project and requested permits and approvals. 

1.2 SUMMARY OF IMPACTS, MITIGATION MEASURES, AND REGULATORY 
COMPLIANCE MEASURES 

This summary provides an overview of the analysis contained in Chapter 4.0, Setting, Impacts and 
Mitigation Measures. The California Environmental Quality Act (CEQA) requires a summary to include 
discussion of: (1) potential areas of controversy; (2) significant impacts; (3) recommended mitigation 
measures; (4) alternatives to the project; and (5) cumulative impacts. 

1.2.1 Potential Areas of Controversy 

The City issued a Notice of Preparation (NOP) to the public to solicit comments on the scope of the 
analysis to be included in the EIR. The 30-day public comment period extended from April 22 to May 
22, 2022. Comments received during the public review of the NOP are summarized in detail in Table 
2.A: Notice of Preparation Agency Comments Received, which concerned the following issues: 

• Disclosure of information about water and sanitary sewer systems and the potential for adverse 
effects to hazardous materials on site (see Sections 4.9: Hazards and Hazardous Materials and 
4.19: Utilities and Service Systems); 

• Native American scoping procedures (see Sections 4.5: Cultural Resources and 4.18: Tribal 
Cultural Resources); 

• Tribal cultural resource impacts (see Sections 4.5: Cultural Resources and 4.18: Tribal Cultural 
Resources); 

• Airport Land Use Plan Consistency (see Sections 4.9: Hazards and Hazardous Materials and 4.11: 
Land Use; 
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• Appropriate assessment of potential impacts related to certain warehouse uses, vehicle miles 
traveled by heavy-duty truck traffic, and inclusion of health risk assessment in the EIR analysis 
(see Sections 4.3: Air Quality, 4.8: Greenhouse Gas Emissions, and 4.17: Transportation.); 

• Appropriate truck access and assessment of cumulative traffic impacts, evaluation of project 
alternatives that reduce impacts, and potential impacts to the San Gorgonio/San Bernardino-San 
Jacinto mountains special linkage (see Sections 4.4: Biological Resources, 4.17: Transportation, 
4.18: Tribal Cultural Resources, and 6.0: Alternatives.); 

The NOP and all comments received during the 30-day public review period are provided in 
Appendices A-1 and A-2, respectively. 

The Public Scoping Meeting was held in the Council Chambers of Banning City Hall on May 19, 2022. 
Two public comments were received during the Public Scoping Meeting. These comments included: 

• Inge Schuler: The issue of concern was that the 18-wheelers generated by the proposed project 
would be of such a substantial number as to impact area circulation. The commenter expressed 
concern that, when Interstate I-10 (I-10) is congested, motorists would use Ramsey Street through 
town to bypass congestion on the interstate. The commenter further stated that freeway access 
on Hargrave Street is limited and the parking of idle 18-wheelers would impact surrounding 
residential areas (from vehicle emissions).  

• Joe Rodriguez: This commenter stated that the additional truck traffic is a specific issue requiring 
assessment in the EIR. 

The Public Scoping Meeting presentation is provided in Appendix A-3 of this EIR.  

1.2.2 Significant Impacts 

Under CEQA, a significant impact on the environment is defined 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.” Impacts in the following areas would be significant without the implementation of 
mitigation measures, but would be reduced to a less than significant level with the implementation 
of the mitigation measures recommended in this EIR: 

• Biological Resources; 
• Cultural Resources; 
• Geology and Soils (Paleontological Resources); 
• Hazards and Hazardous Materials; and 
• Tribal Cultural Resources. 
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1.2.3 Significant and Unavoidable Impacts 

Although mitigation measures (MMs) and Regulatory Compliance Measures (RCMs),1 would be 
implemented to reduce or avoid identified impacts, construction and/or operation of the proposed 
project would result in the following significant and unavoidable impacts:  

1.2.3.1 Air Quality  

• The project would not be consistent with the South Coast Air Quality Management District’s 
(SCAQMD) 2022 Air Quality Management Plan (AQMP) because operation of the project would 
exceed established SCAQMD thresholds for maximum daily emissions of criteria pollutants. 

• Emissions associated with operation of the proposed project would exceed established SCAQMD 
thresholds. Despite the incorporation of Mitigation Measure AQ-1 (as discussed in Section 4.3, 
Air Quality, and Table 1.A), operation of the proposed project would result in significant and 
unavoidable impacts for daily emissions of nitrogen oxides (NOX). 

• Citeria pollutant emissions would exceed SCAQMD thresholds, which could hinder the attainment 
of air quality standards. Therefore, air quality emissions associated with the proposed project, 
even with the implementation mitigation, would result in a cumulatively considerable impact. This 
impact would be significant and unavoidable. 

1.2.3.2 Greenhouse Gas Emissions 

• Project-related greenhouse gas (GHG) emissions would exceed the SCAQMD’s 3,000 metric tons 
of carbon dioxide equivalent (MTCO2e) per year threshold. While the implementation of MM 
GHG-1 through MM GHG-3 (as discussed in Section 4.8, Greenhouse Gas Emissions and Table 
1.A), would reduce GHG emissions, the majority of the GHG emissions (74 percent of unmitigated 
and mitigated emissions) are associated with nonconstruction-related mobile sources. No 
additional feasible measures are available that would further reduce GHG emissions because 
emissions of motor vehicles are controlled by State and federal standards, and the project has no 
control over these standards; therefore, this impact remains significant and unavoidable. 

• The project would not conflict with local, regional, and statewide plans, policies, programs, and 
regulations that have been adopted for the purpose of reducing GHG emissions. Despite this 
consistency, the project’s long-term operational activities would generate GHG emissions that 
exceed the City’s threshold of 3,000 MTCO2e per year despite implementing project design 
features and all feasible mitigation. Thus, the project may impede various plans’ long-term GHG 
reduction goals (e.g., for 2030 and 2050), and a significant and unavoidable impact would occur. 

• Since GHG is a global issue, it is unlikely that the proposed project would generate enough GHG 
emissions to influence GHG emissions on its own; however, because project-related carbon 
dioxide equivalent (CO2e) emissions would exceed the scaled SCAQMD thresholds even with 

 
1  Regulatory Compliance Measures consist of various federal, State, and/or local acts, laws, rules, regulations, 

municipal codes, etc. required as a matter of policy. 
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mitigation, the proposed project would have a significant contribution to cumulatively 
considerable GHG emission impacts. Impacts would be significant and unavoidable. 

1.2.3.3 Noise 

• Construction of roadway and infrastructure improvements would expose the closest residential 
buildings to an interior construction noise level of 71.7 A-weighted decibels (dBA) equivalent 
continuous sound level (Leq) and would exceed the City’s construction noise standard of 55 dBA 
for more than 15 minutes per hour. Although RCM N-1 (discussed in Section 4.13, Noise, and 
Table 1.B) would be implemented during construction of the proposed project, construction noise 
impacts would be significant and unavoidable because existing driveway access from the sensitive 
residential uses on Hathaway Street precludes implementation of temporary construction 
barriers to attenuate noise levels generated from construction activities along Hathaway Street. 

1.2.3.4 Transportation 

• A significant impact to vehicle miles traveled (VMT) would occur since the proposed project would 
result in project-generated VMT per employee that exceeds the City’s significance threshold of 
30.42. The proposed project’s VMT per employee would be 10.5 percent above the average VMT 
per employee for the region; therefore, the proposed project would not meet the City’s VMT 
significance threshold of “no net increase in VMT per employee.” Although Transportation 
Demand Measures would be implemented pursuant to MM TRA-1 (as discussed in Section 4.17, 
Transportation, and Table 1.A), because the proposed warehouse end-user is speculative, the 
effectiveness of MM TRA-1 cannot be quantified with certainty and may not reduce VMT per 
employee to 30.42 or less. In the absence of verifiable mitigation, this impact remains significant 
and unavoidable.  

• VMT impacts at the project level would also be considered cumulatively significant. Because 
implementation of the Transportation Demand Strategies identified in MM TRA-1 cannot 
guarantee VMT reductions, and the proposed project VMT per employee would still exceed the 
average VMT per employee for the Western Riverside Council of Governments (WRCOG) region, 
the proposed project impacts from VMT would be cumulatively considerable and significant. No 
additional mitigation is feasible to reduce the impact further. 

1.2.4 Alternatives to the Project 

The following alternatives were evaluated within the EIR: 

• Alternative 1: No Project/No Build Alternative. This alternative assumes that the project site 
would remain in its current, undeveloped condition.  

• Alternative 2: Modified Site Plan/Reduced Intensity Alternative. This alternative assumes that 
the eastern portion of the project site would be developed with one warehouse building totaling 
1,207,614 square feet (0.33 floor area ratio [FAR]). This represents a reduction in development of 
213,108 square feet, or approximately 15 percent, compared to the proposed project.  
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Based on the analysis in Chapter 6.0, the environmentally superior alternative that meets all project 
objectives, albeit to a lesser extent, is Alternative 2: Modified Site Plan/Reduced Intensity 
Alternative. 

1.2.5 Cumulative Impacts 

The cumulative effect of the project and other past, present, and reasonably foreseeable projects is 
provided in Chapter 4.0 following the assessment of each environmental issue.  

1.3 SUMMARY TABLE 

Information in Table 1.A: Summary of Impacts, Mitigation Measures, and Regulatory Compliance 
Measures has been organized to correspond with the environmental issues discussed in Chapter 4.0. 
The table is arranged in four columns: (1) impacts; (2) level of significance prior to mitigation; (3) 
mitigation measures and regulatory compliance measures; and (4) level of significance after 
mitigation. Levels of significance are categorized as follows: 

• SU: Significant and Unavoidable 
• S: Significant 
• LTS: Less Than Significant 

Applicable Regulatory Compliance Measures (RCMs) are prescribed for the proposed project in 
instances where the project would be required to adhere to various federal, State, and/or local acts, 
laws, rules, regulations, municipal codes, etc. as a matter of policy. The RCMs are not mitigation and 
are standard requirements for development projects in the City. For a complete description of 
potential impacts and recommended mitigation measures and RCMs, please refer to the specific 
topical discussions in Chapter 4.0. 
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Table 1.A: Summary of Impacts, Mitigation Measures, and Regulatory Compliance Measures from 
the Environmental Impact Report 

Environmental Impact 

Level of 
Significance 

Without 
Mitigation or 

Regulation 

Mitigation Measure (MM) or Regulatory Compliance Measure (RCM) 

Level of 
Significance 

with Mitigation 
and/or 

Regulation 
4.1: Aesthetics 
No significant aesthetic impacts would occur. No Mitigation Measures or Regulatory Compliance Measures are required. 
4.2: Agricultural and Forestry Resources 
No significant impacts to agricultural or forestry resources would occur. No Mitigation Measures or Regulatory Compliance Measures are required. 
4.3: Air Quality  
4.3.6.1: The regional operational-source 
emissions are anticipated to exceed the regional 
thresholds of significance for nitrogen oxides 
(NOX), resulting in an inconsistency with the 2022 
Air Quality Management Plan (AQMP).  

S Implementation of MM AQ-1 (cited below). SU 

4.3.6.2: The daily emissions of NOX would exceed 
the significance criteria established by the South 
Coast Air Quality Management District 
(SCAQMD) for this criteria pollutant. 

S MM AQ-1: The project applicant shall ensure that the following multi-part mitigation 
measure is implemented during project operation.  

a. All appliances within the project shall be Energy Star-rated appliances. 

b. All water fixtures shall be water efficient (toilets/urinals: 1.5 gallons per minute [GPM] or 
less, showerheads: 2.0 GPM or less, and faucets: 1.28 GMM or less). 

c. All equipment used to maintain the landscaping within the project shall be electric. 

d. All facility-owned and operated fleet equipment with a gross vehicle weight rating greater 
than 14,000 pounds accessing the site shall meet or exceed the 2010 model-year 
emissions equivalent engine standards as currently defined in California Code of 
Regulations Title 13, Division 3, Chapter 1, Article 4.5, Section 2025. Facility operators 
shall maintain records on site demonstrating compliance with this requirement and shall 
make records available for inspection by the City of Banning (City), the South Coast Air 
Quality Management District (SCAQMD), and the State upon request. 

e. Tenant lease agreements for the project shall include contractual language restricting 
trucks and support equipment from nonessential idling longer than 5 minutes while on 
site.  

f. All facility operators shall train managers and employees on efficient scheduling and load 
management to eliminate unnecessary queuing and idling of trucks. 

SU 
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Table 1.A: Summary of Impacts, Mitigation Measures, and Regulatory Compliance Measures from 
the Environmental Impact Report 

Environmental Impact 

Level of 
Significance 

Without 
Mitigation or 

Regulation 

Mitigation Measure (MM) or Regulatory Compliance Measure (RCM) 

Level of 
Significance 

with Mitigation 
and/or 

Regulation 
g. Interior- and exterior-facing signs, including signs directed at all project entrances, 

loading docks and delivery areas, and truck parking areas shall be provided identifying 
idling restrictions and contact information to report violations to the California Air 
Resources Board (CARB), SCAQMD, and the building manager. 

h. The buildings’ electrical room shall be sufficiently sized to hold additional panels that may 
be needed to supply power for installation of electric charging systems for electric trucks 
and power transport refrigeration units (TRUs). Conduit shall be installed from the 
electrical room to all tractor-trailer parking spaces in logical locations on site to facilitate 
future electric truck charging. 

i. Prior to issuance of occupancy permits for the project, the operator shall be required to 
establish and promote a rideshare program, and to prepare and submit a Transportation 
Demand Management program detailing strategies that discourage single-occupancy 
vehicle trips by employees by increasing and providing financial incentives for alternate 
modes of transportation, such as carpooling/vanpools, public transit, and biking.  

j. Signs at every truck exit driveway shall be provided showing directional information to 
the truck route. Signs shall be provided on adjacent local residential streets to indicate 
trucks are prohibited. 

k. The tenant shall be required to train staff in charge of keeping vehicle records in diesel 
technologies and compliance with CARB regulations, by attending CARB-approved 
courses. Facility operators shall also be required to maintain records on site 
demonstrating compliance and to make records available for inspection by the City, 
SCAQMD, and the State upon request. 

l. The tenant shall be required to enroll in the United States Environmental Protection 
Agency’s SmartWay program and shall be required to use carriers that are SmartWay 
carriers. 

m. The tenant shall be provided with information on incentive programs, such as the Carl 
Moyer Program and Voucher Incentive Program, to upgrade their fleets. 
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Table 1.A: Summary of Impacts, Mitigation Measures, and Regulatory Compliance Measures from 
the Environmental Impact Report 

Environmental Impact 

Level of 
Significance 

Without 
Mitigation or 

Regulation 

Mitigation Measure (MM) or Regulatory Compliance Measure (RCM) 

Level of 
Significance 

with Mitigation 
and/or 

Regulation 
4.3.7: Even with the with implementation of MM 
AQ-1, operational impacts from criteria pollutant 
emissions would exceed SCAQMD thresholds, 
which could hinder the attainment of air quality 
standards. Therefore, air quality emissions 
associated with the proposed project would 
result in a cumulatively considerable impact.  

S Implementation of MM AQ-1 (cited above). SU 

4.4: Biological Resources 
4.4.6.1: Burrowing owls have historically been 
observed in the general vicinity of the project 
site, and they could potentially inhabit the survey 
areas that were previously determined to be 
unoccupied. While no evidence of occupation of 
the site by burrowing owls was identified during 
the 2022 focused surveys, because it is a mobile 
species, pre-construction surveys are required. 

S MM BIO-1: Within 30 days prior to commencement of ground-disturbing activities, a pre-
construction burrowing owl survey shall be conducted by a qualified biologist. The results of 
the single 1-day survey shall be submitted to the City of Banning (City) for review prior to 
issuance of a grading permit. If burrowing owls are not detected during the pre-construction 
survey, no further mitigation is required. 
 

If burrowing owls are detected during the pre-construction survey, a burrowing owl 
protection and relocation program shall be prepared by a qualified biologist and submitted 
to the California Department of Fish and Wildlife (CDFW) and United States Fish and Wildlife 
Service (USFWS) for review and approval. If any burrowing owls are identified on site, the 
owls shall be relocated/excluded from the site outside of the breeding season (February 
through August) following accepted protocols, as specified in Multiple Species Habitat 
Conservation Plan (MSHCP) Section 6.3.2. The project applicant shall submit evidence to the 
City that required and applicable provisions of the burrowing owl protection and relocation 
program (pursuant to applicable California Department of Fish and Wildlife and/or United 
States Fish and Wildlife Service guidelines) and any subsequent relocation efforts have been 
satisfied prior to the start of any on-site ground-disturbing activity. 

LTS 
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Table 1.A: Summary of Impacts, Mitigation Measures, and Regulatory Compliance Measures from 
the Environmental Impact Report 

Environmental Impact 

Level of 
Significance 

Without 
Mitigation or 

Regulation 

Mitigation Measure (MM) or Regulatory Compliance Measure (RCM) 

Level of 
Significance 

with Mitigation 
and/or 

Regulation 
4.4.6.4: The site has been previously graded and 
disturbed and harbors only ruderal and 
nonnative vegetation. In its current condition, 
the site provides marginal potential for nesting 
species, although none are candidate species or 
species of concern. Regardless, all native, 
resident, and migratory bird species are federally 
protected under the Migratory Bird Treaty Act 
(MBTA). 

S MM BIO-2: Prior to on-site vegetation clearance, the project applicant shall retain a qualified 
biologist to conduct a pre-construction nesting bird survey in accordance with the following: 
a. The pre-construction nesting survey may be conducted concurrent with the burrowing 

owl pre-construction survey prescribed in MM BIO-1. 
b. The survey shall be conducted no more than 3 days prior to the initiation of 

clearance/construction work. 
c. If preconstruction surveys indicate that bird nests are not present or are inactive, or if 

potential habitat is unoccupied, no further mitigation is required. 
d. If active nests of birds are found during the surveys, a species-specific no-disturbance 

buffer zone shall be established by a qualified biologist around active nests until said 
qualified biologist determines that all young have fledged (i.e., are no longer reliant upon 
the nest). 

e. Prior to the issuance of grading permits, the project applicant shall provide evidence to 
the City that a pre-construction survey has been conducted and that either: (1) the site is 
free of any nesting activity; (2) the appropriate buffers will be maintained around on-site 
nesting activity; and/or (3) construction/grading operations will commence after the 
completion of on-site nesting activities. 

LTS 

4.4.6.6: The City is required to take all necessary 
and appropriate actions (following its permit 
enforcement practices and procedures) to 
enforce the terms of project approvals, including 
compliance with MSHCP, and to carry out 
applicable requirements identified in the MSHCP. 

S Implementation of MM BIO-1 and MM BIO-2 (cited above). LTS 
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Environmental Impact 

Level of 
Significance 

Without 
Mitigation or 

Regulation 

Mitigation Measure (MM) or Regulatory Compliance Measure (RCM) 

Level of 
Significance 

with Mitigation 
and/or 

Regulation 
4.4.7: A cumulatively considerable effect would 
occur if the project, in conjunction with 
cumulative projects, would result in a significant 
impact on sensitive species or protected 
wetlands/riparian resources, or conflicted with 
adopted conservation plans/programs designed 
to protect biological resources. 

S Implementation of MM BIO-1 and MM BIO-2 (cited above). LTS 

4.5: Cultural Resources 
4.5.6.1: Although no cultural resources have 
been currently identified within the project site, 
the site is located directly adjacent to the 
southern boundary of the Morongo Band of 
Mission Indians (Morongo) Reservation and in 
close proximity to two mapped locations of the 
ethnohistoric Cahuilla village known as Pihatapa. 
Furthermore, the project is just south of the San 
Gorgonio River, which was utilized by the pre-
contact inhabitants of the region. These factors 
heighten the potential for the discovery of 
archeological material during the course of 
ground-disturbing activities. 
of the project schedule. 

S MM CUL-1: Native American Treatment Agreement. Prior to the issuance of grading 
permits, the applicant shall enter into a Tribal Monitoring Agreement with the Morongo 
Band of Mission Indians (Morongo) for the project. The Tribal Monitor shall be on site during 
all ground-disturbing activities (including, but not limited to, clearing, grubbing, tree and 
bush removal, grading, trenching, fence post placement and removal, construction 
excavation, excavation for all utility and irrigation lines, and landscaping phases of any kind). 
The Tribal Monitor shall have the authority to temporarily divert, redirect, or halt the 
ground-disturbing activities to allow identification, evaluation, and potential recovery of 
cultural resources. 
MM CUL-2: Retention of Archaeologist. Prior to any ground-disturbing activities (including, 
but not limited to, clearing, grubbing, tree and bush removal, grading, trenching, fence post 
replacement and removal, construction excavation, excavation for all utility and irrigation 
lines, and landscaping phases of any kind), and prior to the issuance of grading permits, the 
Applicant shall retain a qualified archaeologist who meets the United States Secretary of the 
Interior Standards (SOI). The archaeologist shall be present during all ground-disturbing 
activities to identify any known or suspected archaeological and/or cultural resources. The 
archaeologist will conduct a Cultural Resource Sensitivity Training, in conjunction with the 
Tribe(s) Tribal Historic Preservation Officer (THPO), and/or designated Tribal Representative. 
The training session will focus on the archaeological and tribal cultural resources that may 
be encountered during ground-disturbing activities, as well as the procedures to be followed 
in such an event. 

LTS 
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Table 1.A: Summary of Impacts, Mitigation Measures, and Regulatory Compliance Measures from 
the Environmental Impact Report 

Environmental Impact 

Level of 
Significance 

Without 
Mitigation or 

Regulation 

Mitigation Measure (MM) or Regulatory Compliance Measure (RCM) 

Level of 
Significance 

with Mitigation 
and/or 

Regulation 
MM CUL-3: Cultural Resource Management Plan. Prior to any ground-disturbing activities, 
the project archaeologist shall develop a Cultural Resource Management Plan (CRMP) 
and/or Archaeological Monitoring and Treatment Plan (AMTP) to address the details, timing, 
and responsibilities of all archaeological and cultural resource activities that occur on the 
project site. This plan shall be written in consultation with the Cultural Resource 
Management Plan consulting Tribe(s) and shall include the following: approved mitigation 
measures/Conditions of Approval (COAs), contact information for all pertinent parties, 
parties’ responsibilities, procedures for each mitigation measure or COA, and an overview 
of the project schedule. 
MM CUL-4: Pre-Grade Meeting. The retained qualified archeologist and Consulting Tribe(s) 
representative shall attend the pre-grade meeting with the grading contractors to explain 
and coordinate the requirements of the monitoring plan.MM CUL-5: On-Site Monitoring. 
During all ground-disturbing activities, the qualified archaeologist and the Native American 
monitor shall be on site full-time. The frequency of inspections shall depend on the rate of 
excavation, the materials excavated, and any discoveries of Tribal Cultural Resources as 
defined in California Public Resources Code Section 21074. Archaeological and Native 
American monitoring will be discontinued when the depth of grading and the soil conditions 
no longer retain the potential to contain cultural deposits. The qualified archaeologist, in 
consultation with the Native American monitor, shall be responsible for determining the 
duration and frequency of monitoring. 
MM CUL-6: Inadvertent Discovery of Cultural Resources In the event that previously 
unidentified cultural resources are unearthed during construction, the qualified 
archaeologist and the Native American monitor shall have the authority to temporarily 
divert and/or temporarily halt ground-disturbing activities in the area of discovery to allow 
for the evaluation of potentially significant cultural resources. Isolates and clearly 
nonsignificant deposits shall be minimally documented in the field and collected so the 
monitored grading can proceed. 

If a potentially significant cultural resource(s) is discovered, work shall stop within a 60-foot 
perimeter of the discovery and an Environmentally Sensitive Area (ESA) physical 
demarcation/barrier shall be constructed. All work shall be diverted away from the vicinity 
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Environmental Impact 

Level of 
Significance 

Without 
Mitigation or 

Regulation 

Mitigation Measure (MM) or Regulatory Compliance Measure (RCM) 

Level of 
Significance 

with Mitigation 
and/or 

Regulation 
of the find so that the find can be evaluated by the qualified archaeologist and Tribal 
Monitor(s). The archaeologist shall notify the Lead Agency and consulting Tribe(s) of said 
discovery. The qualified archaeologist, in consultation with the Lead Agency, the consulting 
Tribe(s), and the Native American monitor, shall determine the significance of the 
discovered resource. A recommendation for the treatment and disposition of the Tribal 

Cultural Resource shall be made by the qualified archaeologist in consultation with the 
Tribe(s) and the Native American monitor(s) and be submitted to the Lead Agency for review 
and approval. Below are the possible treatments and dispositions of significant cultural 
resources in order of CEQA preference:  

a. Full avoidance.  
b. If avoidance is not feasible, preservation in place.  
c. If preservation in place is not feasible, all items shall be reburied in an area away from 

any future impacts and reside in a permanent conservation easement or deed restriction. 
d. If all other options are proven to be infeasible, data recovery shall be conducted through 

excavation, followed by curation of the items in a curation facility that meets the Federal 
Curation Standards (CFR Section 79.1). 

MM CUL-7: Inadvertent Discovery of Human Remains. Morongo requests the following 
specific conditions to be imposed in order to protect Native American human remains 
and/or cremations. No photographs are to be taken except by the Coroner, with written 
approval by the consulting Tribe(s). 

a. Should human remains and/or cremations be encountered on the surface or during any 
and all ground-disturbing activities (i.e., clearing; grubbing; tree and bush removal; 
grading; trenching; fence post placement and removal; construction excavation; 
excavation for all water supply, electrical, and irrigation lines; and landscaping phases of 
any kind), work in the immediate vicinity of the discovery shall immediately stop within a 
100-foot perimeter of the discovery. The area shall be protected, and project 
personnel/observers will be restricted. The County Coroner is to be contacted within 24 
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hours of discovery. The County Coroner has 48 hours to make his/her determination 
pursuant to State and Safety Code §7050.5. and Public Resources Code (PRC) § 5097.98.  

b. In the event that the human remains and/or cremations are identified as Native 
American, the Coroner shall notify the Native American Heritage Commission (NAHC) 
within 24 hours of determination pursuant to subdivision (c) of California Health and 
Safety Code (HSC) §7050.5.  

c. The NAHC shall immediately notify the person or persons it believes to be the Most Likely 
Descendant (MLD). The MLD has 48 hours, upon being granted access to the project site, 
to inspect the site of discovery and make his/her recommendation for final treatment 
and disposition, with appropriate dignity, of the remains and all associated grave goods 
pursuant to PRC §5097.98. 

d. If Morongo has been named the MLD, the Tribe may wish to rebury the human remains 
and/or cremation and sacred items in their place of discovery with no further 
disturbance, where they will reside in perpetuity. The place(s) of reburial will not be 
disclosed by any party and is exempt from the California Public Records Act (California 
Government Code § 6254[r]). The reburial location of human remains and/or cremations 
will be determined by the Tribe’s MLD, the landowner, and the City of Banning Planning 
Department. 

MM CUL-8: Final Report: The final report(s) created as a part of the project (ATMP, isolate 
records, site records, survey reports, testing reports, etc.) shall be submitted to the Lead 
Agency and Consulting Tribe(s) for review and comment. After approval of all parties, the 
final reports are to be submitted to the Eastern Information Center and the Consulting 
Tribe(s). 

4.5.6.2: Construction of the proposed project has 
the potential to disturb undocumented human 
remains that have potential to occur on the 
project site. 

S Implementation of MM CUL-7 (cited above). LST 
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Level of 
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4.5.7: A cumulatively considerable effect would 
occur if the project, in conjunction with 
cumulative projects, would result in a significant 
impact on archaeological resources, including 
historical resources pursuant to §15064.5, and 
human remains. 

S Implementation of MM CUL-1 through MM CUL-8 (cited above). LST 

4.6: Energy 
No significant impacts related to energy resources. No Mitigation Measures or Regulatory Compliance Measures are required. 
4.7: Geology, Soils, and Seismicity 
4.7.6.2: Construction and operation of the 
project could directly or indirectly cause adverse 
effects involving seismic ground shaking. 

LTS RCM GEO-1: Compliance with California Building Code and Site-Specific Geotechnical 
Investigation.  
a. Prior to the issuance of grading and/or building permits, the applicant shall provide 

evidence to the City of Banning (City) for review and approval that proposed structures, 
features, and facilities to be constructed on the project site have been designed and will 
be constructed in conformance with applicable provisions of the most current edition of 
the California Building Code (CBC) in effect at the time of development application 
submittal and that the Final Geotechnical Investigation recommendations conform to the 
most current CBC.  

b. Additionally, the Applicant shall provide evidence to the City that the recommendations 
cited in the project-specific Final Geotechnical Investigation are incorporated into project 
plans and/or implemented as deemed appropriate by the City. The Final Geotechnical 
Investigation recommendations may include, but are not limited to: removal of existing 
vegetation, utilities, and any other surface and subsurface improvements that would not 
remain in place for use with the structure constructed on the project site.  

c. Remedial earthwork, overexcavation, and ground improvement shall occur to depths 
specified in the Final Geotechnical Investigation to provide a sufficient layer of engineered 
fill or densified soil beneath structural footings/foundations, as well as proper surface 
drainage devices and erosion control. Retaining wall and engineered slope parameters 
shall be in accordance with the Final Geotechnical Investigation to protect against lateral 
spreading and on-site landslides. Construction of concrete structures in contact with 

LST 
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Regulation 
subgrade soils determined to be corrosive shall include measures to protect concrete, 
steel, and other metals. Verification testing must be performed upon completion of 
ground improvements to confirm that the compressible soils have been sufficiently 
densified. The structural engineer must determine the ultimate thickness and 
reinforcement of the building floor slabs based on the imposed slab loading. The 
recommendations of the Final Geotechnical Investigation shall be implemented to the 
satisfaction of the City’s Building and Safety Director or designee. 

4.7.6.3: Construction and operation of the 
project could directly or indirectly cause adverse 
effects involving ground failure, including 
liquefaction. 

LTS Implementation of RCM GEO-1 (cited above). LTS 

4.7.6.4: Construction and operation of the 
project could directly or indirectly cause adverse 
effects involving ground failure, including 
landslides. 

LTS Implementation of RCM GEO-1 (cited above). LTS 

4.7.6.5: Construction and operation of the 
project could result in substantial soil erosion or 
the loss of topsoil. 

LTS Implementation of RCM GEO-1 (cited above). 
Implementation of RCM HYD-1 through RCM HYD-3 (cited below). 

LTS 

4.7.6.6: Construction and operation of the 
project could result in risk to structures and/or 
occupants from potentially unstable soils. 

LTS Implementation of RCM GEO-1 (cited above). 
Implementation of RCM HYD-2 (cited below). 

LTS 

4.7.6.7: Construction and operation of the 
project could result in risk to structures and/or 
occupants from potentially expansive soils. 

LTS Implementation of RCM GEO-1 (cited above). LTS 

4.7.6.9: Excavation depths for rough grading, 
compaction for building foundations, and utility 
trenching would reach approximately 50 feet 
below the existing grade in the northwestern 
portion of the project site, potentially deep 
enough to encounter late Pleistocene-aged 
alluvium. 

S MM GEO-1: Paleontological Resources Monitoring 

a.  Prior to initiation of any grading, drilling, and/or excavation activities, a pre-construction 
meeting shall be held and attended by the paleontologist of record, the grading contractor 
and subcontractors, the project Applicant, and a representative of the City of Banning 
(City). The nature of potential paleontological resources shall be discussed, as well as the 
protocol that is to be implemented following the discovery of any fossiliferous materials. 

LTS 
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b. For earthmoving within young alluvial fan deposits (Qyf) and young alluvial valley deposits 

(Qya) mapped at the project site, periodic “spot check” monitoring shall be conducted, 
consisting of approximately one to three scheduled site visits per week by a qualified 
paleontological monitor during construction ground disturbance. If fossils are discovered, 
full-time monitoring for paleontological resources shall be warranted. 

c.  In the field, the primary monitor or monitors under the direction and supervision of the 
project paleontologist shall be the responsible person(s) on site with the assigned 
authority and responsibility to control all grading operations that might adversely affect 
any salvage efforts. 

d. Isolated fossils shall be collected by hand, wrapped in paper, and placed in temporary 
collecting flats or 5-gallon buckets. Notes shall be taken on the map location and 
stratigraphy of the site, which shall be photographed before it is vacated and fossils are 
removed to a safe place. 

e.  All paleontological monitors shall immediately notify all concerned parties (project 
Applicant and lead agency [i.e., the City of Banning]) at the time of any discovery. The City 
shall ensure that the recommendations from the qualified professional paleontologist 
shall be followed by the project Applicant and construction contractor(s). 

f.  Within 90 days of final paleontological monitoring, a final monitoring and mitigation 
report of findings and significance will be prepared, including lists of all fossils recovered 
and necessary maps and graphics to accurately record their original location(s). The 
report, when submitted to and accepted by the appropriate lead agency, will signify 
satisfactory completion of the project program to mitigate impacts to any potential 
nonrenewable paleontological resources (i.e., fossils) that might have been lost or 
otherwise adversely affected without such a program in place. 
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4.7.7: A cumulatively considerable effect would 
occur if the project, in conjunction with 
cumulative projects, would result in significant 
impacts from seismic activity, soil erosion, 
landslides, lateral spreading, subsidence, 
liquefaction, collapse, expansive soil, 
unsupported septic or other alternative 
wastewater disposal systems, or if impacts would 
occur to paleontological resources. 

S Implementation of RCM GEO-1 (cited above). 
Implementation of RCM HYD-1 through RCM HYD-3 (cited below). 
Implementation of MM GEO-1 (cited above). 

LTS 

4.8: Greenhouse Gas  
4.8.6.1: The project would generate 17,974 
metric tons of carbon dioxide equivalent 
(MTCO2e) per year. Project-related greenhouse 
gas (GHG) emissions would exceed the South 
Coast Air Quality Management District’s 
(SCAQMD) 3,000 MTCO2e per year threshold. 
Thus, operation of the proposed project would 
result in a significant impact for GHG emissions. 

S Implementation of MM AQ-1 (cited above). 

MM GHG-1: The project applicant shall provide separate recycling bins within each 
commercial/industrial building and provide large external recycling collection bins at central 
locations in the commercial and industrial land uses for collection truck pick-up. The 
applicant shall provide a commercial recycling/composting program that provides 70 
percent diversion of waste for the commercial land uses prior to occupancy by tenants. The 
applicant shall also provide an industrial recycling program that provides 80 percent 
diversion of waste for the industrial land uses during project operation. 

MM GHG-2: The project applicant shall provide drought-tolerant, low-water landscaping 
and trees throughout the project site and use recycled (purple pipe) irrigation water with 
drip irrigation and weather-based smart irrigation controllers during project construction.  

MM GHG-3: Prior to the issuance of building permits, the project applicant or successor in 
interest shall provide documentation to the City of Banning demonstrating that the project 
is designed to achieve energy-efficient buildings exceeding Title 24 standards with the 
following design criteria: 

SU 
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a. Building envelope insulation of conditioned space within the building shall be R15 or 

greater for walls and R30 or greater for attics/roofs. 

b. Windows shall have an insulation factor of 0.28 or less U-factor and 0.22 or less solar heat 
gain coefficient (SHGC). 

c. All roofing material shall be Cool Roof Rating Council (CRRC) rated 0.15 aged solar 
reflectance or greater and 0.75 thermal emittance. 

d. All heating/cooling ducting within the buildings shall be insulated with R6 or greater 
insulation. 

e. All heating and cooling equipment shall be energy efficient ration (EER) 14/78 percent 
annual fuel utilization efficiency (AFUE), or 7.7 heating seasonal performance factor 
(HSPF) levels of efficiency or greater. 

f. All water heaters shall be high-efficiency electric water heaters with a minimum 0.72 
Energy Factor or greater. 

g. Lighting within the building shall be high-efficiency light-emitting diode (LED) lighting with 
a minimum of 40 lumens/watt for 15-watt or less fixtures, 50 lumens/watt for 15–40-
watt fixtures, and 60 lumens/watt for fixtures greater than 40 watts. 

4.8.6.2: The project would not conflict with local, 
regional, or statewide plans, policies, programs, 
and regulations that have been adopted for the 
purpose of reducing GHG emissions. Despite this 
consistency, the project’s long-term operational 
activities would generate GHG emissions that 
exceed the City’s threshold of 3,000 MTCO2e per 
year despite implementing project design 
features and all feasible mitigation. Thus, the 
project may impede various plans’ long-term 
GHG reduction goals (e.g., for 2030 and 2050), 
and a significant and unavoidable impact would 
occur. 

S Implementation of MM AQ-1 and MM GHG-1 through MM GHG-3 (cited above). SU 
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4.8.7: Since GHG is a global issue, it is unlikely 
that the proposed project would generate 
enough GHG emissions to influence GHG 
emissions on its own; however, because project-
related CO2e emissions would exceed the scaled 
SCAQMD thresholds even with mitigation, the 
proposed project would have a significant 
contribution to cumulatively considerable GHG 
emission impacts.  

S Implementation of MM AQ-1 and MM GHG-1 through MM GHG-3 (cited above). SU 

4.9: Hazards and Hazardous Materials 
4.9.6.1: Construction and operation of the 
project could create a significant hazard to the 
public or the environment from the transport, 
use, or disposal of hazardous materials. 

LTS Implementation of RCM HYD-1 and RCM HYD-2 (cited below). 
 

RCM HAZ-1: Hazardous Materials Business Plan. Prior to issuance of a certificate of 
occupancy, the warehouse tenant/end-user shall submit a Hazardous Materials Business 
Plan (HMBP) to the Riverside County Department of Environmental Health and the Riverside 
County Fire Department. The HMBP shall, at a minimum, include an inventory of hazardous 
materials used and stored on site, a site map, an emergency plan, and a training program 
for employees. 

LTS 

4.9.6.2: Construction and operation of the 
project could create a significant hazard to the 
public or the environment from the accidental 
release of hazardous materials into the 
environment. 

LTS Implementation of RCM HYD-1 and RCM HYD-2 (cited below). 
Implementation of RCM HAZ-1 (cited above). 

LTS 

4.9.6.3: Construction and operation of the 
project could emit hazardous emissions near a 
school. 

LTS Implementation of RCM HYD-1 (cited below). 
Implementation of RCM HAZ-1 (cited above). 

LTS 

4.9.6.5: The project site is approximately 0.3 mile 
north of Banning Municipal Airport. Banning 
Municipal Airport includes one runway and 
associated taxiways, ramp space, and hangars. 
The project site is within Compatibility Zone D 

S MM HAZ-1: The following conditions shall be met pursuant to Federal Aviation 
Administration Aeronautical Study No. 2022-AWP-10883-OE: 
a. Any increase in building area or a change in use that differs from what was previously 

evaluated by the Riverside County Airport Land Use Commission (ALUC) under File No. 
ZAP1047BA22 shall require an amended review by the ALUC. 

LTS 
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Table 1.A: Summary of Impacts, Mitigation Measures, and Regulatory Compliance Measures from 
the Environmental Impact Report 

Environmental Impact 

Level of 
Significance 

Without 
Mitigation or 

Regulation 

Mitigation Measure (MM) or Regulatory Compliance Measure (RCM) 

Level of 
Significance 

with Mitigation 
and/or 

Regulation 
(Primary Traffic Patterns and Runway Buffer 
Area) of the [Banning Municipal Airport] 
Riverside County Airport Land Use Compatibility 
Plan (ALUCP.) On July 11, 2022 under File No. 
ZAP1047BA22, the Riverside County Airport Land 
Use Commission (ALUC) requested that the 
mitigation ensure the proposed project would 
not exceed obstruction standards and would not 
be a hazard to air navigation. 

b. The maximum height of the proposed structures to top point shall not exceed 55 feet 
above ground level, and the maximum elevation at the top of the structures shall not 
exceed 2,332 feet above mean sea level. The maximum height and top-point elevation 
specified above shall not be amended without further review by the ALUC and the 
Federal Aviation Administration (FAA); provided, however, that reduction in structure 
height or elevation shall not require further review by the ALUC. 

c. Temporary construction equipment used during actual construction of the structures 
shall not exceed 55 feet in height and a maximum elevation of 2,332 feet above mean 
sea level, unless separate notice is provided to the FAA through the Form 7460-1 
process. 

d. If marking and/or lighting for aviation safety are accomplished on a voluntary basis, such 
marking and/or lighting (if any) shall be installed in accordance with FAA Advisory 
Circular 70/7460-1 L Change 2 and shall be maintained in accordance therewith for the 
life of the project. Furthermore, any outdoor lighting installed shall be hooded or 
shielded to prevent either the spillage of lumens or reflection into the sky. Outdoor 
lighting shall be downward facing. 

MM HAZ-2: The following uses shall be prohibited: 

a. Any use that would direct a steady light or flashing light of red, white, green, or amber 
colors associated with airport operations toward an aircraft engaged in an initial straight 
climb following takeoff or toward an aircraft engaged in a straight final approach toward 
a landing at an airport, other than an FAA-approved navigational signal light or visual 
approach slope indicator. 

b. Any use that would cause sunlight to be reflected toward an aircraft engaged in an initial 
straight climb following takeoff or toward an aircraft engaged in a straight final approach 
toward a landing at an airport. 

c. Any use that would generate smoke or water vapor, attract large concentrations of birds, 
or otherwise affect safe air navigation within the area. (Such uses include landscaping 
utilizing water features; aquaculture; outdoor production of cereal grains, sunflower, and 
row crops; composting operations; wastewater management facilities; artificial marshes; 
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Environmental Impact 

Level of 
Significance 

Without 
Mitigation or 

Regulation 

Mitigation Measure (MM) or Regulatory Compliance Measure (RCM) 

Level of 
Significance 

with Mitigation 
and/or 

Regulation 
trash transfer stations that are open on one or more sides; recycling centers containing 
putrescible wastes; construction and demolition debris facilities; fly ash disposal; and 
incinerators.) 

d. Any use that would generate electrical interference that may be detrimental to the 
operation of aircraft and/or aircraft instrumentation. 

e. Highly noise-sensitive outdoor nonresidential uses. 
Any use that results in a hazard to flight, including physical (e.g., tall objects), visual, and 
electronic forms of interference with the safety of aircraft operations. 
MM HAZ-3: A Riverside County ALUC-approved “Notice of Airport in Vicinity” shall be 
provided to all prospective purchasers and occupants of the property and be recorded as a 
deed notice. In the event that the Office of the Riverside County Assessor-Clerk-Recorder 
declines to record said notice, the text of the notice shall be included on the Environmental 
Constraint Sheet (ECS) of the final parcel map if an ECS is otherwise required. 
MM HAZ-4: Any proposed stormwater basins or facilities shall be designed and maintained 
to provide for a maximum 48-hour detention period following the design storm and remain 
totally dry between rainfalls. Vegetation in and around the basins that would provide food 
or cover for birds would be incompatible with airport operations and shall not be utilized in 
project landscaping. Trees shall be spaced to prevent large expanses of contiguous canopy 
when mature. Landscaping in and around the basin(s) shall not include trees or shrubs that 
produce seeds, fruits, or berries. 
Landscaping in the stormwater basin, if not rip-rap, shall be in accordance with the guidance 
provided in Riverside County ALUC “LANDSCAPING NEAR AIRPORTS” brochure and 
“AIRPORTS, WILDLIFE AND STORMWATER MANAGEMENT” brochure, which list acceptable 
plants from the Riverside County Landscaping Guide or other alternative landscaping as may 
be recommended by a qualified wildlife hazard biologist. 
A notice sign shall be permanently affixed to the stormwater basin with the following 
language: “There is an airport nearby. This stormwater basin is designed to hold stormwater 
for only 48 hours and not attract birds. Proper maintenance is necessary to avoid bird 
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Environmental Impact 

Level of 
Significance 

Without 
Mitigation or 

Regulation 

Mitigation Measure (MM) or Regulatory Compliance Measure (RCM) 

Level of 
Significance 

with Mitigation 
and/or 

Regulation 
strikes.” The sign shall also include the name, telephone number or other contact 
information of the person or entity responsible for monitoring the stormwater basin. 
MM HAZ-5: Within 5 days after construction of the structure reaches its greatest height, 
FAA Form 7460-2 (Part II), Notice of Actual Construction or Alteration, shall be completed 
by the project proponent or his/her designee and e-filed with the FAA. This requirement is 
also applicable in the event the project is abandoned or a decision is made not to construct 
the applicable structure. 
MM HAZ-6: At least 9.5 acres of Riverside County ALUC-eligible open areas (at least 75 feet 
in width and 300 feet in length), as depicted on the Open Space exhibit of the Airport Land 
Use Commission (ALUC) Development Review – Director’s Determination, File No.: 
ZAP1047BA22, dated July 11, 2022, shall be kept obstacle- and obstruction-free per the 
ALUC’s definition of “open area” (no objects greater than 4 feet in height with a diameter of 
4 inches or greater). 
MM HAZ-7: The project does not include rooftop solar panels at this time. However, if the 
project were to include solar rooftop panels in the future, the applicant/developer shall 
prepare a solar glare study that analyzes glare impacts, and this study shall be reviewed by 
the ALUC and Riverside County Aviation Division as owner and operator of Banning 
Municipal Airport. In the event of any reasonable complaint about glare related to aircraft 
operations, the applicant shall agree to such specific mitigation measures as determined or 
requested by the Riverside County Aviation Division. 

4.9.6.6: Construction and operation of the 
project could interfere with an applicable 
emergency response plan or emergency 
evacuation plan 

LTS Implementation of RCM PUB-1 and RCM PUB-2 (cited below). 
Implementation of RCM TRA-2 (cited below). 
Implementation of RCM FIRE-1 (cited below). 

LTS 

4.9.6.7: Construction and operation of the 
project could expose people or structures to 
impacts from wildfires. 

LTS Implementation of RCM PUB-1 and RCM PUB-2 (cited below). 
Implementation of RCM FIRE-1 (cited below). 

LTS 
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Level of 
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Mitigation or 

Regulation 

Mitigation Measure (MM) or Regulatory Compliance Measure (RCM) 

Level of 
Significance 

with Mitigation 
and/or 

Regulation 
4.9.7: Development of the proposed project in 
conjunction with cumulative projects within a 1-
mile radius has the potential to result in a 
cumulatively considerable impact related to 
hazards and hazardous materials during 
operation and construction. 

S Implementation of RCM HAZ-1 (cited above). 
Implementation of MM HAZ-1 through MM HAZ-7 (cited above). 
Implementation of RCM HYD-1 and RCM HYD-2 (cited below). 
Implementation of RCM PUB-1 and RCM PUB-2 (cited below). 
Implementation of RCM TRA-2 (cited below). 
Implementation of RCM FIRE-1 (cited below). 

LTS 

4.10: Hydrology and Water Quality 
4.10.6.1: Construction and operation of the 
project could violate water quality standards. 

LTS RCM HYD-1: Prior to commencement of construction activities, the applicant shall obtain 
coverage under the National Pollutant Discharge Elimination System (NPDES) General Permit 
for Storm Water Discharges Associated with Construction and Land Disturbance Activities 
(Construction General Permit), NPDES No. CAS000002, Order No. 2022‐0057‐DWQ, or any 
other subsequent permit. This shall include submission of Permit Registration Documents 
(PRDs), including permit application fees, a Notice of Intent (NOI), a risk assessment, a site 
plan, a Stormwater Pollution Prevention Plan (SWPPP), a signed certification statement, and 
any other compliance‐related documents required by the permit, to the State Water 
Resources Control Board via the Stormwater Multiple Application and Report Tracking 
System (SMARTS). Construction activities shall not commence until a Waste Discharge 
Identification Number (WDID) is obtained for the project from the SMARTS and provided to 
the City of Banning Director of Public Works, or designee, to demonstrate that coverage 
under the Construction General Permit has been obtained. Project construction shall comply 
with all applicable requirements specified in the Construction General Permit, including, but 
not limited to: preparation of a SWPPP and implementation of construction site Best 
Management Practices (BMPs) to address all construction‐related activities, equipment, and 
materials that have the potential to impact water quality for the appropriate risk level 
identified for the project. The SWPPP shall identify the sources of pollutants that may affect 
the quality of stormwater and shall include BMPs (e.g., Sediment Control, Erosion Control, 
and Good Housekeeping BMPs) to control the pollutants in stormwater runoff. Upon 
completion of construction activities and stabilization of the project site, a Notice of 
Termination shall be submitted via SMARTS. 

LTS 
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Environmental Impact 

Level of 
Significance 

Without 
Mitigation or 

Regulation 

Mitigation Measure (MM) or Regulatory Compliance Measure (RCM) 

Level of 
Significance 

with Mitigation 
and/or 

Regulation 
RCM HYD-2: In compliance with City Ordinance No. 1388, Grading, Erosion, and Sediment 
Control, the project applicant shall submit a grading plan and erosion control plan to the 
Director of the City of Banning Public Works Department, or designee, for review and 
approval prior to issuance of a grading permit for the proposed project. The applicant shall 
also submit erosion and sediment control plans annually to the City of Banning Director of 
Public Works, or designee, for review and approval.  
RCM HYD-3: Prior to issuance of a grading permit, the applicant shall submit a Final Water 
Quality Management Plan (Final WQMP) to the City of Banning Director of Public Works, or 
designee, for review and approval. The Final WQMP shall specify the BMPs to be 
incorporated into the project design to target pollutants of concern in runoff from the 
project site. The Final WQMP shall also incorporate the results of the Final Hydrology and 
Hydraulic Analysis to demonstrate that the detention facilities meet the hydromodification 
requirements of the Whitewater River Watershed Municipal Separate Storm Sewer System 
(MS4) Permit. The Director of Public Works, or designee, shall ensure that the BMPs 
specified in the Final WQMP are incorporated into the final project design. 

4.10.6.3: Construction and operation of the 
project could alter drainage patterns. 

LTS Implementation of RCMs HYD-1 through RCM HYD-3 (cited above.). 
RCM HYD-4: Prior to issuance of a grading permit, the applicant shall submit a Final 
Hydrology and Hydraulic Analysis to the City of Banning Public Works Director, or designee, 
and the Riverside County Flood Control and Water Conservation District (RCFCWCD) for 
review and approval. The Final Hydrology and Hydraulic Analysis shall be prepared 
consistent with the requirements of the RCFCWCD Hydrology Manual, the Riverside County 
Whitewater River Region Storm Water Quality Best Management Practice Design Handbook 
for Low Impact Development, and the Phase I MS4 Permit R7-2013-0011 to demonstrate 
that the proposed infiltration facilities meet the City’s on-site stormwater retention 
requirements specified in the Whitewater River MS4 Permit and Ordinance No. 1415 of the 
City Municipal Code. The City of Banning Public Works Director, or designee, shall ensure 
that the drainage facilities specified in the Final Hydrology and Hydraulic Analysis are 
incorporated into the final project design. 

LTS 
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Level of 
Significance 
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Mitigation or 

Regulation 

Mitigation Measure (MM) or Regulatory Compliance Measure (RCM) 

Level of 
Significance 

with Mitigation 
and/or 

Regulation 
4.10.6.4: Construction and operation of the 
project could expose the public or structures to 
Flood, tsunami, and seiche zones. 

LTS Implementation of RCM HYD-1 through RCM HYD-4 (cited above). LTS 

4.10.6.5: Construction and operation of the 
project could conflict with an applicable Water 
Quality Control Plan or Groundwater 
Management Plan. 

LTS Implementation of RCM HYD-1 through RCM HYD-4 (cited above). LTS 

4.10.7: Development of the proposed project in 
conjunction with related cumulative projects 
could potentially increase the volume of 
stormwater runoff and contribute to pollutant 
loading in stormwater runoff reaching Banning’s 
storm drain system, the Coachella Valley Storm 
Channel, and the San Gorgonio River Watershed, 
thereby resulting in cumulative impacts to 
hydrology and surface water quality. 

LTS Implementation of RCM HYD-1 through RCM HYD-4 (cited above).  

4.11: Land Use and Planning 
4.11.6.2: Implementation of the project has the 
potential to conflict with relevant goals and 
policies of the Banning General Plan related to 
biological and cultural resources, flooding and 
hydrology, noise, as well as conflict with the 
Western Riverside County Multiple Species 
Habitat Conservation Plan (MSHCP) and Banning 
Municipal Airport Master Plan.  

S Implementation of RCM HYD-1 through RCM HYD-4 (cited above). 
Implementation of RCM N-1 (cited below). 
Implementation of MM BIO-1 and MM BIO-2 (cited above).  
Implementation of MM CUL-1 through MM CUL-8 (cited above). 
Implementation of MM HAZ-1 through MM HAZ-7 (cited above).  

LTS 

4.12: Mineral Resources 
No significant impacts to mineral resources would occur. No Mitigation Measures or Regulatory Compliance Measures are required. 
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Mitigation Measure (MM) or Regulatory Compliance Measure (RCM) 

Level of 
Significance 

with Mitigation 
and/or 

Regulation 
4.13: Noise and Vibration 
4.13.6.1: During construction, the project would 
generate a substantial temporary increase in 
ambient noise levels in the project vicinity in 
excess of standards established by the City.  

S RCM N-1: The construction contractor shall limit construction-related activities to between 
the hours of 7:00 a.m. and 6:00 p.m. pursuant to Section 8.44.090(E) of the Banning 
Municipal Code. No construction shall be permitted outside of these hours. 
There are no feasible mitigation measures that would reduce noise levels at off-site 
residential uses to the west from the construction of roadway and infrastructure 
improvements on Hathaway Street.  

SU 

4.14: Population, Employment, and Housing 
No significant impacts related to population, employment, or housing would occur. No Mitigation Measures or Regulatory Compliance Measures are required. 
4.15: Public Services and Recreation 
4.15.6.1: Construction and operation of the 
project could increase demand on fire protection 
services such that new or physically altered 
facilities could be required, the construction of 
which could result in adverse physical impacts to 
the environment. 

LTS Implementation of RCM TRA-2 (cited below). 
Implementation of RCM FIRE-1 (cited below). 
RCM PUB-1: In accordance with County of Riverside (County) ordinances and/or recognized 
fire protection standards, prior to the issuance of building permits by the City of Banning 
(City), the project applicant shall provide documentation that the following fire protection 
measures have been incorporated into the proposed project’s plans: 
1. Fire Protection Water Supplies/Fire Flow: Minimum fire flow for the construction of 

all buildings is required per California Fire Code (CFC) Appendix B. Prior to building 
permit issuance for new construction, the applicant shall provide documentation to 
show there exists a water system capable of delivering the required fire flow. Specific 
design features may increase or decrease the required fire flow. Refer to CFC 507.3. 

2. Fire Protection Water Supplies/Hydrants: The minimum number of fire hydrants 
required, as well as the location and spacing of fire hydrants, shall comply with CFC 
Appendix C and National Fire Protection Association (NFPA) 24. Fire hydrants shall be 
located no more than 400 feet from all portions of the exterior of the building along an 
approved route on a fire apparatus access road, unless otherwise approved by the 
Riverside County Fire Department (RCFD). Fire hydrants shall be at least 40 feet from 
the building they are serving. A fire hydrant shall be located within 20 to 100 feet of the 
RCFD connection for buildings protected with a firesprinkler system. The size and 

LTS 
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number of outlets required for the approved fire hydrants are 4″ x 2 ½″ x 2 ½″ (super 
hydrant). Refer to CFC 507.5, CFC Appendix C, and NFPA 24. 

3. Fire Department Access: Fire apparatus access roads shall be provided to within 150 
feet of all exterior portions of buildings unless otherwise approved by the RCFD. Fire 
apparatus access roads shall have an unobstructed width of no less than 24 feet. Dead-
end fire apparatus access roads in excess of 150 feet shall be provided with an approved 
turnaround. The minimum required turning radii of a fire apparatus access road are 38 
feet outside radius and 14 feet inside radius. The construction of the fire apparatus 
access roads shall be all-weather and capable of sustaining 75,000 pounds. Unless 
otherwise approved, the grade of a fire apparatus access road shall not exceed 16 
percent and the cross slope shall not exceed 2.5 percent. The angles of approach and 
departure for fire apparatus access roads shall be a maximum of 6 percent grade 
change for 25 feet of approach/departure. Refer to CFC 503.1.1, 503.2.1, as amended 
by the County, and Riverside County Office of the Fire Marshal Technical Policy #TP22-
002.4. 

4. Fire Department Access Turnaround: Dead-end fire apparatus access roads in excess 
of 150 feet in length shall be provided with a bulb turnaround at the terminus 
measuring a minimum of 38 feet outside radius and 14 feet inside radius. Parallel 
parking around the perimeter of the bulb is acceptable provided the bulb’s outside 
turning radius is increased by 8 feet. In lieu of a bulb, a hammerhead-type turnaround 
is acceptable where the top of the “T” dimension is 120 feet with the stem in the center. 
Additional turnaround designs may be acceptable as approved by the RCFD. Refer to 
CFC 503.1.1, 503.2.1, as amended by the County, and Riverside County Office of the 
Fire Marshal Technical Policy #TP22-002. 

5. Secondary Access: Unless otherwise approved by the RCFD, dead-end fire apparatus 
access roads shall not exceed 1,320 feet. Secondary egress/access fire apparatus access 
roads shall provide independent egress/access from/to the area or as otherwise 
approved by the RCFD. Secondary egress/access fire apparatus access roads shall be as 
remote as possible from the primary fire apparatus access road to reduce the possibility 
that both routes will be obstructed by a single emergency. Additional fire apparatus 
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access roads based on the potential for impairment by vehicle congestion, condition of 
terrain, climatic conditions, anticipated magnitude of a potential incident, or other 
factors that could limit access may be required by the RCFD. Refer to CFC 503.1.2 and 
Riverside County Office of the Fire Marshal Technical Policy #TP22-002. 
a. First Industrial Way shall be constructed and completed prior to Certificate of 

Occupancy to allow adequate secondary emergency vehicle access.  
6. Fire Department Building Construction Plan Review: Submittal of construction plans 

to the RCFD will be required. Final fire and life safety conditions will be addressed when 
the RCFD reviews the plans. These conditions will be based on the CFC, California 
Building Code (CBC), and related codes/standards adopted at the time of construction 
plan submittal. Refer to CFC 105.1. 

7. Fire Sprinkler System: All new commercial buildings and structures 3,600 square feet 
or larger will be required to install a fire sprinkler system. Refer to CFC 903.2, as 
amended by the County. 

8. Fire Alarm and Detection System: A water flow monitoring system and/or fire alarm 
system may be required as determined at the time of building construction plan review. 
Refer to CFC 903.4 and CFC 907.2. 

9. Traffic Calming Devices: Requests for the installation of traffic calming designs/devices 
on fire apparatus access roads shall be submitted and approved by the Fire Code 
Official. Refer to CFC 503.4.1. 

10. Gate Access: All electronically operated gates shall be provided with Knox key switches 
and automatic sensors for access. These gates shall be provided with access to gate 
equipment or another method to open the gate if there is a power failure. (Manual 
gates shall not be locked unless a Knox Box containing the key to the lock is installed in 
an approved location on the approach side of the gate). A pedestrian gate, if used to 
provide access, shall be a minimum of 3 feet wide and provided with a Knox 
Box/padlock if locked. Refer to CFC 506.1. 
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Table 1.A: Summary of Impacts, Mitigation Measures, and Regulatory Compliance Measures from 
the Environmental Impact Report 

Environmental Impact 

Level of 
Significance 

Without 
Mitigation or 

Regulation 

Mitigation Measure (MM) or Regulatory Compliance Measure (RCM) 

Level of 
Significance 

with Mitigation 
and/or 

Regulation 
11. Fire Department Access Doors: If high-piled storage will be utilized in the building, 

RCFD access doors may be required every 150 feet along all portions of the interior of 
the building that are along the fire apparatus access road. Refer to CFC 3206.7. 

12. Dock Loading: Dock loading shall not impede RCFD access lanes. 

13. Addressing: All commercial buildings shall display street numbers in a prominent 
location on the address side and additional locations as required. Refer to CFC 505.1 
and County of Riverside Office of the Fire Marshal Standard #07-01. 

14. Water Plans: If fire hydrants are required to be installed, the applicant/developer shall 
furnish the water system fire hydrant plans to the RCFD for review and approval prior 
to building permit issuance. Plans shall be signed by a registered civil engineer and shall 
confirm hydrant type, location, spacing, and minimum fire flow. Once plans are signed 
and approved by the local water authority, the originals shall be presented to the RCFD 
for review and approval. Refer to CFC 105.4.1. 

15. Emergency Responder Communication Coverage Systems: Projects that do not meet 
the exceptions set forth by the Riverside County Office of the Fire Marshal shall provide 
plans for an emergency responder radio coverage system. Refer to CFC 510.1 and 
Riverside County Office of the Fire Marshal Technical Policy #TP19-002. 

16. Fire Planning Review: This planning case will also be reviewed by the RCFD Planning 
Section for the cumulative impact on the RCFD’s ability to provide an acceptable level 
of service. Additional requirements may be conditioned by Fire Planning to mitigate 
these impacts. Questions for Fire Planning can be addressed to 
RRUOFMPlanning@fire.ca.gov. 

RCM PUB-2: Prior to the issuance of building permits by the City of Banning, the most current 
Fire Protection Facilities Development Impact Fee (DIF) for commercial and industrial 
development shall be paid as calculated by the City. The building permits will be issued by 
the City after proof of the appropriate Fire Protect Facilities DIF is paid.  
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Table 1.A: Summary of Impacts, Mitigation Measures, and Regulatory Compliance Measures from 
the Environmental Impact Report 

Environmental Impact 

Level of 
Significance 

Without 
Mitigation or 

Regulation 

Mitigation Measure (MM) or Regulatory Compliance Measure (RCM) 

Level of 
Significance 

with Mitigation 
and/or 

Regulation 
4.15.6.2: Construction and operation of the 
project could increase demand on police 
protection services such that new or physically 
altered facilities could be required, the 
construction of which could result in adverse 
physical impacts to the environment. 

LTS Implementation of RCM TRA-2 (cited below.) 
 

RCM PUB-3: Prior to the issuance of building permits by the City of Banning, the most current 
Police Facilities DIF for commercial and industrial development shall be paid as calculated 
by the City. The building permits will be issued by the City after proof that the appropriate 
Police Facilities DIF is paid. 

LTS 

4.15.6.3: Construction and operation of the 
project could increase demand on school services 
such that new or physically altered facilities could 
be required, the construction of which could 
result in adverse physical impacts to the 
environment. 

LTS RCM PUB-4: Prior to the issuance of building permits by the City of Banning, the most current 
School DIF to Banning Unified School District (BUSD) for commercial and industrial 
development shall be paid as calculated by the City, as applicable. The building permits will 
be issued by the City after proof that the appropriate School DIF to BUSD are paid. 

LTS 

4.16: Recreation  
No significant impact related to recreation facilities would occur. No Mitigation Measures or Regulatory Compliance Measures are required. 
4.17: Transportation  
4.17.6.2: The vehicle miles traveled (VMT) per 
employee for the project is 10.5 percent above 
the average VMT per employee for the region; 
therefore, the proposed project does not meet 
the City’s VMT significance threshold of “no net 
increase in VMT per employee” and a potentially 
significant VMT impact would result from project 
development. 

S MM TRA-1: Prior to issuance of occupancy permits, the project applicant shall prepare a 
Transportation Demand Management (TDM) strategy report for review and approval by the 
City Traffic/Transportation Manager. The TDM strategy shall include measures to reduce 
employee vehicle miles traveled (VMT), including, but not limited to: 

a. Provide pedestrian network improvements (0.00%–2.00% reduction in VMT). 

b. Provide bike parking and end-of-trip facilities (lockers, showers, etc.) for bicycle 
commuters (0.625% reduction in VMT). 

c. Implement or provide access to a voluntary commute reduction program (1.00%–6.20% 
reduction in VMT). 

d. Provide teleworking options (0.07%–5.50% reduction in VMT). 

e. Implement preferential parking program for carpools and vanpools (variable reduction in 
VMT). 

f. Provide bicycling network improvements (negligible reduction in VMT) 

SU 
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Table 1.A: Summary of Impacts, Mitigation Measures, and Regulatory Compliance Measures from 
the Environmental Impact Report 

Environmental Impact 

Level of 
Significance 

Without 
Mitigation or 

Regulation 

Mitigation Measure (MM) or Regulatory Compliance Measure (RCM) 

Level of 
Significance 

with Mitigation 
and/or 

Regulation 
4.17.6.3: Construction and operation of the 
project could result in inadequate intersection 
line of sight distance. 

LTS RCM TRA-1: Compliance with Banning Municipal Code Section 17.28.060, Parking Lot 
Design Standards. Prior to the issuance of building permits, the applicant shall provide 
evidence to the City that project site and landscape plans demonstrate the project is 
designed consistent with Banning Municipal Code Section 17.28.060. Specifically, 
landscaping would be limited to 30 inches in height, and no trees, walls, or other 
obstructions would be placed within the limited use areas, defined as the required line of 
sight distance of 250 feet along the project site frontage of Hathaway Street to the north 
and south from the proposed project driveway opposite George Street, to provide the 
required sight distance pursuant to Banning Municipal Code Section 17.28.060. Similarly, the 
sight distance at the project driveways along Wilson Street and Nicolet Street would be 
provided by limiting landscaping to 30 inches in height, and no trees, walls, or other 
obstructions would be placed in the limited use areas, defined as the required line of sight 
distance of 250 feet along the project site frontage in each direction from the proposed 
driveways along Wilson Street and Nicolet Street. 

LTS 

4.17.6.4: Construction and operation of the 
project could result in inadequate emergency 
access. 

LTS RCM TRA-2: The construction contractor is required to prepare and implement a 
Transportation Management Plan (TMP) during construction of the proposed project. The 
Draft TMP shall be reviewed and approved by City of Banning (City) staff prior to the 
initiation of construction. The TMP shall be prepared consistent with the recommendations 
of the California Temporary Traffic Control Handbook and shall include provisions to 
maintain traffic flow along Hathaway Street, safe access into and out of the project site, and 
emergency access to the project site and adjacent areas during construction. 

LTS 

4.17.7: Implementation of Transportation 
Demand Management (TDM) strategies cannot 
guarantee VMT reductions, and the proposed 
project VMT per employee would still exceed the 
average VMT per employee for the Western 
Riverside Council of Governments (WRCOG) 
region and be cumulatively considerable and 
significant. 

S Implementation of MM TRA-1 (cited above). SU 
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Table 1.A: Summary of Impacts, Mitigation Measures, and Regulatory Compliance Measures from 
the Environmental Impact Report 

Environmental Impact 

Level of 
Significance 

Without 
Mitigation or 

Regulation 

Mitigation Measure (MM) or Regulatory Compliance Measure (RCM) 

Level of 
Significance 

with Mitigation 
and/or 

Regulation 
4.18: Tribal Cultural Resources  
4.18.6.1: Due to the potential presence of tribal 
cultural resources at the project site, the City is 
engaged in ongoing consultation efforts with the 
Morongo Band of Mission Indians (Morongo) and 
will continue to consult with Morongo as project 
construction occurs in the event that any tribal 
cultural resources are encountered. 

S Implementation of MM CUL-1 through MM CUL-8 (cited above). LTS 

4.18.7: A cumulatively considerable effect would 
occur if the project, in conjunction with 
cumulative projects, would result in a significant 
impact on a Tribal Cultural Resource, defined in 
PRC Section 21074, Pursuant to PRC Sections 
5020.1(k) and 5024. 

S Implementation of MM CUL-1 through MM CUL-8 (cited above). LTS 

4.19: Utilities and Service Systems 
4.19.6.1: Construction and operation of the 
project could result in the need for new or 
expanded utility infrastructure. 

LTS RCM UT-1: Wastewater and Water Facilities Development Impact Fees. Prior to the 
issuance of grading permits by the City of Banning (City), the most current Wastewater 
Facilities and Water Facilities Development Impact Fees (DIFs) for industrial uses shall be 
paid as calculated by the City. The grading permit would be issued by the City once proof of 
the appropriate Wastewater Facilities and Water Facilities DIFs are paid. 

LTS 

4.20: Wildfire  
4.20.6.1: Construction and operation of the 
project could impair implementation of an 
emergency response or evacuation plan. 

LTS Implementation of RCM PUB-1 and RCM PUB-2 (cited above). 
Implementation of RCM TRA-1 (cited above). 
RCM FIRE-1: The proposed project shall adhere to the site-specific Fire Protection Plan and 
Wildfire Evacuation Plan and implement the specific measures in both documents. The 
following measures shall be implemented to reduce impacts associated with wildfires: 
1. Project building will be constructed of ignition-resistant construction materials that resist 

ignition or sustained flaming combustion sufficiently to reduce losses from wildland-
urban interface conflagrations under worst-case weather and fuel conditions with 
wildfire exposure of burning embers and small flames, as prescribed in California Building 

LTS 
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Table 1.A: Summary of Impacts, Mitigation Measures, and Regulatory Compliance Measures from 
the Environmental Impact Report 

Environmental Impact 

Level of 
Significance 

Without 
Mitigation or 

Regulation 

Mitigation Measure (MM) or Regulatory Compliance Measure (RCM) 

Level of 
Significance 

with Mitigation 
and/or 

Regulation 
Code Chapter 7A and State Fire Marshal Standard 12-7A-5, Ignition-Resistant Materials 
and include automatic fire sprinkler systems based on the latest adopted Building and 
Fire Codes for occupancy types. 

2. Fuel Modification will be provided as needed around the perimeter of the project site as 
required by the Riverside County Fire Department (RCFD) and will be a minimum of 100 
feet wide. At least 100 feet is provided between the perimeter of the structure and the 
property line, allowing this minimum 100-foot fuel modification to be obtainable on 
property owned by the owners of the structure. Further, all portions of the 100-foot 
perimeter are either paved or landscaped, and any landscaping will comply with the 
applicable fuel modification zone. 

3. If the square footage or footprint of a proposed building has been modified from that 
described in this Fire Protection Plan, the applicant shall submit, and the RCFD shall have 
approved, the revised Fire Protection Plan, consistent with Item 2, above. 

4. Landscape plantings will not utilize prohibited plants that have been found to be highly 
flammable. 

5. Fire apparatus access roads (i.e., public and private streets) will be provided throughout 
the development and will vary in width and configuration but will all provide at least the 
minimum required unobstructed travel lanes, lengths, turnouts, turnarounds, and 
clearances required by applicable codes. Primary access and internal circulation will 
comply with the requirements of the RCFD  

6. Buildings will be equipped with automatic commercial fire sprinkler systems meeting 
RCFD’s requirements. 

7. The project shall demonstrate provision of water capacity and delivery to ensure a 
reliable water source for operations and during emergencies, which may require 
extended fire flow. 

8. Should future iterations of the project’s site plan result in buildings that do not achieve a 
minimum of 100 feet of defensible space, then alternative materials and methods may 
be proposed to provide the functional equivalency of a full 100 feet of defensible space. 
Alternative materials and methods will be to the satisfaction of the RCFD and may include 
structural hardening enhancements or landscape features, like noncombustible walls. 
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Table 1.A: Summary of Impacts, Mitigation Measures, and Regulatory Compliance Measures from 
the Environmental Impact Report 

Environmental Impact 

Level of 
Significance 

Without 
Mitigation or 

Regulation 

Mitigation Measure (MM) or Regulatory Compliance Measure (RCM) 

Level of 
Significance 

with Mitigation 
and/or 

Regulation 
The following measures shall be the responsibility of the property owners but may be 
delegated to the property manager or assigned to the tenant through an approved lease. 
Annual maintenance shall occur before May 1 of each year and be inspected by RCFD or an 
approved third party. 
1. Ongoing maintenance of all fuel modification will be managed by the owner, the owner’s 

property management company, or another approved entity at least annually or as 
needed. 

2. The property owner or property management company will provide the business 
owner/tenant informational brochures at time of occupancy, which will include an 
outreach and educational role to ensure the fire safety measures detailed in this Fire 
Protection Plan have been implemented and prepare development-wide “Ready, Set, 
Go!” plans. 

4.20.6.2: Construction and operation of the 
project could exacerbate wildfire risks due to 
slope, prevailing winds, and other factors. 

LTS Implementation of RCM PUB-1 and RCM PUB-2 (cited above). 

Implementation of RCM FIRE-1 (cited above). 

LTS 

4.20.6.3: Construction and operation of the 
project could exacerbate wildfire risks due to the 
installation or maintenance of infrastructure. 

LTS Implementation of RCM PUB-1 and RCM PUB-2 (cited above). 

Implementation of RCM FIRE-1 (cited above). 

LTS 

4.20.6.4: Construction and operation of the 
project could expose people or structures 
significant post-fire risks. 

LTS Implementation of RCM GEO-1 (cited above). 
Implementation of RCM PUB-1 (cited above). 
Implementation of RCM FIRE-1 (cited above). 

LTS 

4.20.7: Implementation of the proposed project, 
when considered along with the impacts of past, 
present, and reasonably foreseeable projects in 
the city of Banning, could result in a significant 
cumulative impact related to wildfire. 

LTS Implementation of RCM GEO-1 (cited above). 

Implementation of RCM PUB-1 and RCM PUB-2 (cited above). 
Implementation of RCM TRA-1 (cited above). 

Implementation of RCM FIRE-1 (cited above). 

LTS 

Compiled by: LSA, 2024 
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2.0 INTRODUCTION AND PURPOSE 

This Environmental Impact Report (EIR) has been prepared to evaluate the environmental impacts 
associated with the proposed First Hathaway Logistics Project (“proposed project” or “project”) in the 
eastern portion of the City of Banning (“City”). This section of the EIR provides an overview of the 
California Environmental Quality Act (CEQA) process, outlines the document format, summarizes 
public review of the EIR, and describes the Mitigation Monitoring and Reporting Program (MMRP). 

The project site is situated in the eastern portion of Banning on 94.86 gross acres. The project 
applicant (First Industrial Realty Trust, Inc.) seeks to entitle and permit development of the project 
site with an approximately 1,420,722 square-foot warehouse distribution building with employee/
visitor and trailer parking on a total of 72.89 acres; additional trailer parking on 7.22 acres; additional 
passenger vehicle parking on 4.01 acres; and public roadways to facilitate access to the site and 
adjacent properties dedicated on approximately 10.74 acres. Approximately 20.64 acres of the 
94.86-acre project site would be landscaped. 

As detailed in Chapter 3, Project Description, of this EIR, requested project entitlements include 
Design Review, Tentative Parcel Map, and other discretionary and ministerial approvals, permits, and 
actions by the City (e.g., grading permit, off-site street and utility permits, building permit). Other City, 
regional, and State departments/agencies also may use the EIR in conjunction with other required 
permits and approvals. 

2.1 LEAD AGENCY 

CEQA requires the preparation of an EIR for any project that has the potential to significantly affect 
the environment.1 The City is the “… public agency which has the principal responsibility for carrying 
out or approving the project.” As such, the City of Banning is the “Lead Agency” pursuant to CEQA.2 
Through its preliminary review, the City has determined the project constitutes a “discretionary”3 
project that could have a potentially significant effect on the environment and, therefore, has 
required the preparation of this EIR. 

2.2 PURPOSE OF CEQA AND THE ENVIRONMENTAL IMPACT REPORT 

According to Section 15002 of CEQA Guidelines, the basic purposes of CEQA are to: 

 
1  Per CEQA Guidelines §15360, “environment” is defined as the physical conditions that exist within the areas 

that will be affected by a proposed project, including land, air, water, minerals, flora, fauna, ambient noise, 
and objects of historical or aesthetic significance. The area involved shall be that in which significant effects 
would occur either directly or indirectly as a result of the project. The “environment” includes both natural 
and man-made conditions. 

2  CEQA Guidelines §15367. 
3 Per CEQA Guidelines § 15357, a discretionary project is defined as a project that requires the exercise of 

judgement or deliberation when the public agency or body decides to approve or disapprove a particular 
activity, as distinguished from situations where the public agency or body merely has to determine whether 
there has been conformity with applicable statutes, ordinances, regulations, or other fixed standards.  
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• Inform government decision-makers and the public about the potential significant environmental 
effects of proposed activities; 

• Identify ways that environmental damage can be avoided or significantly reduced; 

• Prevent significant, avoidable damage to the environment by requiring changes in projects 
through the use of alternatives or mitigation measures when the governing agency finds the 
changes to be feasible; and, 

• Disclose to the public the reasons why a governmental agency approved the project in the manner 
the agency chose if significant environmental effects are involved. 

CEQA requires that the Lead Agency consider the information contained in the EIR prior to taking any 
discretionary action on a project. This EIR provides information to the Lead Agency and other public 
agencies, the general public, and decision-makers regarding the potential environmental impacts 
from the construction and operation of the proposed project. The purpose of the public review of the 
EIR is to evaluate the adequacy of the environmental analysis in terms of compliance with CEQA. 
Section 15151 of the CEQA Guidelines states the following regarding standards from which adequacy 
is judged: 

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

An EIR is the most comprehensive form of environmental documentation identified in CEQA and the 
CEQA Guidelines and provides the information needed to assess the environmental consequences of 
a proposed project. EIRs are intended to provide an objective, factually supported, full-disclosure 
analysis of the environmental consequences associated with a proposed project that has the potential 
to result in significant, adverse environmental impacts. 

Under CEQA (Public Resources Code Section 21002.1[a]): 

“The purpose of an environmental impact report is to identify the significant effects 
on the environment of a project, to identify alternatives to the proposed project, and 
to indicate the manner in which those significant effects can be mitigated or avoided.” 

As permitted under CEQA, LSA Associates, Inc. (LSA) has prepared the EIR under the direction of 
professional City planning staff. Prior to certification, the Planning Commission and the City Council 
must independently review the methodologies used and conclusions reached in the EIR.4 The City is 

 
4  CEQA Guidelines. 2023. Sections 15084(d) and (e). 
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undertaking an independent review of this EIR by having City planning staff work with LSA on the EIR. 
If certified by the City, the information included and conclusions reached in the EIR will therefore 
represent the City’s independent judgment. 

This EIR has been prepared utilizing information from City planning and environmental documents, 
applicant-provided technical studies, and other publicly available data. Alternatives to the proposed 
project are also discussed, and mitigation measures that would offset, minimize, or otherwise avoid 
significant environmental impacts from the proposed project have been identified. This EIR has been 
prepared in accordance with CEQA5 to inform City decision-makers, representatives of other affected/
responsible agencies, the public, and other interested parties of the potential environmental 
consequences that may be associated with the approval and implementation of the proposed project. 

2.3 REGIONALLY SIGNIFICANT PROJECT 

When an EIR is prepared for any project that is considered to be of statewide, regional, or areawide 
significance, the Draft EIR must be submitted to the appropriate metropolitan area council of 
governments for review and comment. A project is considered to be of statewide, regional, or 
areawide significance if it meets any of the following criteria:6 

(1) A proposed local general plan, element, or amendment thereof for which an EIR was 
prepared. 

(2) A project that has the potential to cause significant effects on the environment extending 
beyond the city or county in which the project would be located. Projects of this nature would 
include: 

(a) A proposed residential development of more than 500 dwelling units. 

(b) A proposed shopping center or business establishment employing more than 1,000 
persons or encompassing more than 500,000 square feet of floor space. 

(c) A proposed commercial office building employing more than 1,000 persons or 
encompassing more than 250,000 square feet of floor space. 

(d) A proposed hotel/motel development of more than 500 rooms. 

(e) A proposed industrial, manufacturing, processing plant, or industrial park planned to 
employ more than 1,000 persons, occupying more than 40 acres of land, or encompassing 
more than 650,000 square feet of floor area. 

(3) A project that would result in cancellation of an open space contract made pursuant the 
California Land Conservation Act of 1965 (Williamson Act) for any parcel of 100 or more acres. 

 
5  California Public Resources Code §21000 et seq. and the Guidelines for California Environmental Quality Act 

(California Code of Regulations, Title 14, Division 6, Chapter 3).  
6  CEQA Guidelines, 2023. Section 15206. 
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(4) A project for which an EIR has been prepared that is located in and would substantially affect 
areas of critical environmental sensitivity. 

(5) A project that would substantially affect sensitive wildlife habitats and habitats for 
endangered, rare, or threatened species.  

(6) A project that would interfere with the attainment of regional water quality control standards 
as stated in the approved areawide waste treatment management plan. 

(7) A project that would provide housing, jobs, or occupancy for 500 or more persons within 10 
miles of a nuclear power plant. 

The proposed project would be considered a “project of statewide, regional or areawide significance” 
per criterion 2(E); therefore, the Notice of Preparation (NOP), Draft EIR, and Notice of Completion 
(NOC) will be transmitted to the appropriate metropolitan area council of governments (in this case, 
the Southern California Association of Governments [SCAG]) for review and comment. 

2.4 FORMAT OF THE ENVIRONMENTAL IMPACT REPORT 

This EIR is organized as follows: 

• Chapter 1.0, Executive Summary: Chapter 1.0 (a) provides a summary of the project; (b) identifies 
potentially significant impacts, mitigation measures, and the level of significance of each impact 
following mitigation; and (c) provides a description of project alternatives. 

• Chapter 2.0, Introduction and Purpose: Chapter 2.0 (a) outlines the EIR document’s format, 
including technical appendices; (b) describes the purpose of the EIR, including the legal purpose 
of CEQA, the intended use of an EIR, and the EIR’s incorporated documents and referenced 
technical reports; (c) summarizes the public review of the EIR to date; and (d) identifies 
environmental issues that are discussed. 

• Chapter 3.0, Project Description: Chapter 3.0 details the geographical setting, project location, 
project setting, applicable land use and zoning designations, project characteristics, project 
objectives, and discretionary actions required to implement the proposed project. 

• Chapter 4.0, Environmental Impact Evaluation: Chapter 4.0 provides a general summary of the 
methodology used in the assessment of each environmental topic. Sections 4.1 through 4.20 
provide detailed analysis of each of the environmental issue topics outlined in the State CEQA 
Guidelines, including cumulative impacts. 

• Chapter 5.0, Other CEQA Topics: Chapter 5.0 contains discussions of additional topics required 
by CEQA, including effects found to be significant and unavoidable, and irreversible 
environmental changes caused by the project. 

• Chapter 6.0, Alternatives: Chapter 6.0 contains discussion of alternatives to development of the 
proposed project. As allowed by CEQA, the impacts of these alternatives are evaluated at a more 
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general level than the analyses of the proposed project contained in Chapters 4.0 and 5.0. This 
chapter also evaluates the proposed effects of the No Project Alternative and identifies the 
environmentally superior alternative. 

• Chapter 7.0, List of Preparers: Chapter 7.0 identifies City and consultant staff who participated in 
the preparation and review of the EIR. 

• Chapter 8.0, References: Chapter 8.0 identifies the references used in the preparation of the EIR, 
the persons contacted, and the other source material. 

• Appendices: The Appendices contain the NOP, NOP mailing list, NOP comment letters and 
responses, and public scoping meeting information; the various technical studies that support the 
EIR analysis; referenced materials; and other relevant material utilized during the preparation of 
the EIR. 

2.5 DOCUMENTS INCORPORATED BY REFERENCE 

CEQA permits the incorporation by reference of all or portions of other documents that provide 
information relevant to the project and the environmental analysis.7 Documents incorporated by 
reference must be available for public review at an office of the Lead Agency or other public building. 
The documents identified below are incorporated by reference, and where relevant, the information 
therein is summarized throughout the EIR.  

2.5.1 City of Banning  

The following City documents provide information relevant to the project and the environmental 
analysis of this EIR. 

2.5.1.1 City of Banning General Plan (2006) 

The State of California mandates that every city and county adopt a General Plan. The City’s General 
Plan is considered its blueprint for the future. It lays out the vision for how the City would develop. As 
stated itself, the General Plan provides, “. . .goals, policies and programs to guide the development of 
the City and to preserve its valued assets, resources and quality of life. In addition to goals and policies, 
the General Plan includes issues discussions, exhibits, and tables that provide direction for the rational 
and thoughtful management of existing and future development.”8 The City’s General Plan was 
adopted in January 2006. 

 
7 CEQA Guidelines §15150. 
8  City of Banning General Plan. Chapter II Introduction and Administration. Page II-1. Adopted January 31, 

2006. 
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2.5.1.2 City of Banning General Plan Final EIR (2006) 

The City of Banning General Plan Final EIR summarizes the potential environmental impacts associated 
with implementation of the City’s General Plan, including growth‐inducing and cumulative impacts. 
The Final EIR was certified by the Banning City Council on January 31, 2006.9  

The City’s General Plan, Final EIR, and subsequent General Plan Amendments are available for review 
at the City’s Community Development Department and can be accessed online at the following 
location: http://banning.ca.us/468/General-Plan-Amendments. 

2.5.1.3 City of Banning Integrated Master Plan (2018) 

This Integrated Master Plan (IMP) evaluates the performance and condition of the City’s potable 
water, wastewater, and recycled water systems under existing and future conditions through 2040.10 
The IMP informs the City during the development and update(s) of its capital improvement plan (CIP) 
and identifies, plans, and develops the system of water, wastewater, and recycled water system 
facilities necessary to serve current customers and to support anticipated growth through 2040. The 
IMP can be accessed online at the following location: http://www.ci.banning.ca.us/DocumentCenter/
Index/1759. 

2.5.1.4 City of Banning Development Impact Fee Study (2019) 

The City imposes public facilities fees under authority granted by the Mitigation Fee Act.11 The primary 
purpose of the Development Impact Fee Update Study was to update the City’s impact fees, thus 
enabling the City to expand its inventory of public facilities as new development leads to increases in 
service demands.12 The Development Impact Fee (DIF) Study can be accessed online at the following 
location: https://www.ci.banning.ca.us/DocumentCenter/View/6361/Banning---Development-
Impact-Fee-Update-Study---Final-8-7-19.  

2.5.1.5 City of Banning Urban Water Management Plan (2020) 

The 2020 Urban Water Management Plan (UWMP)13 for the City was prepared in compliance with the 
Urban Water Management Planning Act.14 This act requires “every urban water supplier providing 
water for municipal purposes to more than 3,000 customers or supplying more than 3,000 acre-feet 
of water annually, to prepare and adopt, in accordance with prescribed requirements, an UWMP 
assessing the supply and demand of water over a 20-year or a 25-year planning horizon under normal 
rainfall and various drought conditions.” The act also requires that water shortage contingency 
planning and drought response be included in UWMPs. The City’s most current UWMP can be 

 
9  Terra Nova Planning & Research, Inc. Final Environmental Impact Report (SCH# 2005011039) for the City of 

Banning Comprehensive General Plan and Zoning Ordinance. January 18, 2006. 
10  Carollo Engineers. City of Banning Integrated Master Plan. March 2018; Revision 1.2, October 2018. 
11  Government Code Sections 66000 et seq. 
12  Willdan Financial Services. City of Banning Development Impact Fee Update Study. August 7, 2019. 
13  West & Associates Engineering, Inc. and John Robinson Consulting, Inc. 2020 Urban Water Management 

Plan, City of Banning, CA. May 2021. 
14 California Water Code, Sections 10610 through 10657. 
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accessed online at the following location: http://www.ci.banning.ca.us/DocumentCenter/View/9109/
2020-Urban-Water-Management-Plan-UWMP-with-Appendices.  

2.5.1.6 City of Banning Municipal Code  

A Municipal Code refers to the collection of laws passed by a local governing body. These laws may 
be referenced in various ways, such as “ordinance,” “bylaw,” or “measure.” In Banning, “ordinance” 
is the term used. As long as these ordinances do not conflict with the laws of the State, they have the 
“force and effect of law.” The City of Banning Municipal Code (BMC) is organized to make the laws of 
the City as accessible as possible to City officials, City employees, and private citizens. The BMC has 
been supplemented and is up to date through Ordinance 1601 (March 26, 2024) and can be accessed 
at the following location: https://library.municode.com/ca/banning/codes/code_of_CityofBanning
MunicipalCodeordinances?nodeIdCityofBanningMunicipalCode=BANNING_CALIFORNIAMUCO.  

These documents are also available for review at the following location during regular business hours: 

City of Banning 
Community Development Department 

99 East Ramsey Street 
Banning, California 92220 

8:00 a.m.–5:00 p.m., Monday–Friday 

2.5.2 Other Relevant Plans/Programs 

The following regional planning and resource agency documents provide information relevant to the 
project and the environmental analysis of this EIR. 

2.5.2.1 Western Riverside County Multiple Species Habitat Conservation Plan  

The Western Riverside County Multiple Species Habitat Conservation Plan (MSHCP) is a 
comprehensive, multijurisdictional Habitat Conservation Plan (HCP) focusing on conservation of 
species and their associated habitats in Western Riverside County.15 The MSHCP Plan Area includes 
all unincorporated Riverside County land west of the crest of the San Jacinto Mountains to the Orange 
County line and 18 incorporated cities,16 and calls for the conservation and management of 
approximately 500,000 acres within the MSHCP area. The overall goal of this plan is to maintain 
biological and ecological diversity within a rapidly urbanizing region. The MSHCP allows Riverside 
County and participating cities to better control local land use decisions and maintain a strong 
economic climate in the region while addressing the requirements of the State and federal 
Endangered Species Acts. The City is a party to the Implementing Agreement for the MSHCP and a 
member of the Regional Conservation Authority (RCA). The MSHCP document library, which includes 
the MSHCP documents, amendments, agency resource files, fee studies, and environmental reference 
materials, can be accessed at: https://www.wrc-rca.org/document-library/. 

 
15  Dudek & Associates, Inc. Western Riverside County Multiple Species Habitat Conservation Plan (MSHCP). 

Approved June 17, 2003. 
16  The cities of Temecula, Murrieta, Wildomar, Menifee, Lake Elsinore, Canyon Lake, Norco, Corona, Riverside, 

Eastvale, Jurupa Valley, Moreno Valley, Banning, Beaumont, Calimesa, Perris, Hemet, and San Jacinto. 
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2.5.2.2 Connect SoCal 2020–2045 Regional Transportation Plan/Sustainable Communities Strategy  

The Connect SoCal 2020–2045 Regional Transportation Plan/Sustainable Communities Strategy 
(RTP/SCS), adopted by SCAG on September 3, 2020, analyzed the region’s transportation system, 
future growth projections, and potential funding sources in order to develop a long-term framework 
for transportation improvements and maintenance.17 The RTP/SCS includes policies and regulations 
set forth to ensure that development within the SCAG regional area is within planned and forecast 
socioeconomic projections. As part of the RTP, SCAG developed an SCS, which was required by Senate 
Bill (SB) 375, the Sustainable Communities Act of 2008. The SCS is intended to combine land use and 
transportation planning with the overall goal of reducing greenhouse gas emissions generated by 
vehicle travel. This document is accessible online at: https://scag.ca.gov/sites/main/files/file-
attachments/0903fconnectsocal-plan_0.pdf?1606001176.  

2.5.2.3 Air Quality Management Plan 

Developed and adopted by the South Coast Air Quality Management District (SCAQMD), the 2022 Air 
Quality Management Plan (AQMP) builds upon measures already in place from previous AQMPs.18 
The primary purpose of the 2022 AQMP is to identify, develop, and implement strategies and control 
measures to meet the 2015 8-hour ozone National Ambient Air Quality Standard (NAAQS) of 70 parts 
per billion (ppb) as expeditiously as practicable, but no later than the statutory attainment deadline 
of August 3, 2038, for the South Coast Air Basin (Basin) and August 3, 2033, for the Riverside County 
portion of the Salton Sea Air Basin (referred as the Coachella Valley Planning Area or Coachella Valley). 
The AQMP identifies a variety of strategies such as regulation, accelerated deployment of available 
cleaner technologies (e.g., zero-emissions technologies, when cost-effective and feasible, and low-
nitrogen oxides (NOX) technologies in other applications), best management practices, co-benefits 
from existing programs (e.g., climate and energy efficiency), incentives, and other Clean Air Act (CAA) 
measures to achieve this standard. The 2022 AQMP was adopted by the SCAQMD on December 2, 
2022. The 2022 AQMP and supporting information can be accessed at: http://www.aqmd.gov/home/
air-quality/clean-air-plans/air-quality-mgt-plan. 

2.6 TECHNICAL STUDIES 

A number of technical project-related reports have been prepared to assess specific issues that may 
result from the construction and operation of the project. As relevant, the EIR analysis is supported 
by information obtained from the following technical studies, which have been included as 
appendices to this EIR (listed in order of appearance). Complete copies of the following appendices 
are included and attached to the EIR. The EIR and appendices are available at City Hall and the City 
Library, and are also available for review online at the City’s website at http://banning.ca.us/70/
Documents-Applications-and-Information. A complete listing of all references is provided in Section 
7.0. 

 
17  Southern California Association of Governments. Connect SoCal, The 2020-2045 Regional Transportation 

Plan/Sustainable Communities Strategy of the Southern California Association of Governments. Adopted on 
September 3, 2020. 

18  South Coast Air Quality Management District. 2022 Air Quality Management Plan. Adopted December 2, 
2022. 
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• Appendix A: Notice of Preparation/Scoping Information 

○ A-1: Notice of Preparation 

○ A-2: Notice of Preparation Comment Letters 

○ A-3: Scoping Meeting Materials 

• Appendix B: Air Quality Technical Documentation 

○ B-1: First Hathaway Logistics Warehouse Project Air Quality, Greenhouse Gas Emissions, and 
Energy Impact Analysis Memorandum 

○ B-2: Health Risk Assessment 

○ B-3: CalEEMod Output for Alternative 2 (Modified Site Plan/Reduced Intensity Alternative) 

• Appendix C: Biological Assessment Letter Report for the First Hathaway Redevelopment Project 

• Appendix D: Cultural Resources Study for the First Hathaway Project 

• Appendix E: Geology and Soils Technical Documentation 

○ E-1: Geotechnical Investigation for the Proposed Banning Industrial Park 

○ E-2: Paleontological Assessment for the First Hathaway Project, City of Banning, County of 
Riverside 

• Appendix F: Hazards and Hazardous Materials Technical Documentation 

○ F-1: Phase I Environmental Site Assessment, First Hathaway 

○ F-2: Phase II Environmental Site Assessment, First Hathaway 

○ F-3: Phase I and Phase II ESA Peer Review 

○ F-4: Riverside County Airport Land Use Commission Banning Municipal Airport Compatibility 
Review  

○ F-5: Federal Aviation Administration Compatibility Review 

• Appendix G: Hydrology and Water Quality Technical Documentation 

○ G-1: Project Specific Preliminary Water Quality Management Plan for First Hathaway Logistics 
Center 

○ G-2: Preliminary Hydrology Report for First Hathaway Logistics Center 

○ G-3: Water Supply Assessment 
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• Appendix H: Noise and Vibration Impact Analysis Memorandum for the First Hathaway Logistics 
Warehouse Project in the City of Banning, California 

• Appendix I: Transportation Technical Documentation 

○ I-1: First Hathaway Logistics Center Local Transportation Analysis 

○ I-2: First Hathaway Logistics Center VMT Assessment 

• Appendix J: Public Safety Plans 

○ J-1: Fire Protection Plan, First Hathaway Logistics Project 

○ J-2: Wildfire Evacuation Plan, First Hathaway Logistics Project 

These documents are included in the appendices of this EIR. In addition, these documents are 
available for review at the following locations: 

City of Banning 
Community Development Department 

99 East Ramsey Street 
Banning, California  92220 

8:00 a.m.–5:00 p.m., Monday–Friday 

and 

Banning Library 
21 West Nicolet Street 

Banning, California  92220 
9:00 a.m.–6:00 p.m., Monday, Tuesday, Thursday, and Friday 

10:00 a.m.–7:00 p.m., Wednesday 
10:00 a.m.–5:00 p.m., Saturday 

2.7 PUBLIC INVOLVEMENT AND REVIEW OF THE DRAFT ENVIRONMENTAL IMPACT 
REPORT 

2.7.1 Notice of Preparation  

The Notice of Preparation (NOP) for the project was distributed to the State Clearinghouse, as well as 
to agencies and organizations that may provide comment on the project’s potential environmental 
impact(s) to the environment. The 30-day public comment period extended from April 22 to May 22, 
2022. Comments received during the public review of the NOP are summarized in Table 2.A and 
utilized to identify the potential environmental impacts addressed in Chapter 4.0 of this EIR. The NOP 
and all comments received during the public review period are provided in Appendices A-1 and A-2, 
respectively. 
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Table 2.A: Notice of Preparation Agency Comments Received 

Agency/ 
Organization/ 

Individual 
Date Comments 

Addressed in 
Section(s) of 

the EIR 
County of 
Riverside 
Department of 
Environmental 
Health 

4/22/2023 Kristine Kim: Requested payment of review fees for the County of 
Riverside DEH to review the project for compliance with State 
and local laws/regulations specific to the department’s areas of 
expertise. The DEH also requested information about water 
sources and sanitary sewer service. Finally, the DEH advised City 
staff that the DEH maintains an Environmental Cleanup Program 
that conducts environmental reviews on planning projects to 
ensure existing site conditions would not negatively affect human 
health or the environment and that such reviews may result in a 
site-specific Phase I ESA to be required for select projects. 

4.9: Hazards and 
Hazardous 
Materials 
 
4.19: Utilities 
and Service 
Systems 

California Native 
American 
Heritage 
Commission 

4/26/2023 Andrew Green: Detailed State procedures for compliance with 
Assembly Bill 52, Senate Bill 18, and other State regulations 
related to tribal resources and CEQA. 

4.5: Cultural 
Resources  
 
4.18: Tribal 
Cultural 
Resources 

Yuhaaviatam of 
San Manuel 
Nation (formerly 
known as the 
San Manuel 
Band of Mission 
Indians) 

5/9/2023 Bonnie Bryant: Recognized the project site is outside Serrano 
ancestral territory and that the Yuhaaviatam would not be 
requesting consultation with the City of Banning or review of any 
documents created for the project. 

4.5: Cultural 
Resources  
 
4.18: Tribal 
Cultural 
Resources 

Morongo Band 
of Mission 
Indians 

5/13/2022 Bernadette Ann Brierty: Discussed the location of the project site 
within ancestral and traditional use areas of the Morongo, the 
adjacency of the project site to the Morongo reservation, the 
sensitivity of cultural resources, and requests for data related to 
the project development. The Morongo formally requested 
consultation with the City pursuant to Assembly Bill 52. 

4.5: Cultural 
Resources 
  
4.18: Tribal 
Cultural 
Resources 

Riverside 
County ALUC 

5/13/2023 Jackie Vega: Indicated the project site is within Zone D of the 
Banning Municipal Airport Influence Area, and review by ALUC is 
required because the City of Banning is not yet consistent with 
the [Banning Municipal Airport] Riverside County ALUCP. The 
ALUC also indicated it does not review pre-applications, and a 
formal application would be required for ALUC review. 

4.9: Hazards and 
Hazardous 
Materials 
 
4.11: Land Use 
and Planning 

Banning Electric 
Utility 

5/18/2022 Brandon Robinson: The Banning Electric Utility Supervisor would 
not be available to attend the Scoping Meeting and would assign 
a representative to participate. 

4.19: Utilities/ 
Service Systems 

Californians 
Allied for a 
Responsible 
Economy 

5/19/2023 Jeff Modrzejewski: Outlined the purpose of CEQA and EIRs and 
advised that substantial evidence is required for all findings. The 
EIR must evaluate impacts from construction and operation of 
cold-storage warehouse space and the potential use of 
transportation refrigeration units, and that the vehicle miles 
traveled analysis in the EIR should include heavy truck traffic. The 
EIR must include a Health Risk Assessment. Mitigation measures 
must be effective and enforceable. All sources and reference 
materials must be made available as part of the EIR. 

4.3: Air Quality 
 
4.8: Greenhouse 
Gas Emissions 
 
4.17: 
Transportation 
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Table 2.A: Notice of Preparation Agency Comments Received 

Agency/ 
Organization/ 

Individual 
Date Comments 

Addressed in 
Section(s) of 

the EIR 
Kathleen Dale 5/23/2023 Kathleen Dale: Raised concerns regarding proposed project truck 

access directly across Hathaway Street from existing homes 
causing project-level and cumulative traffic-related impacts that 
cannot be mitigated below a level of significance. The EIR must 
look at alternatives that would reduce these impacts. The EIR 
should include an alternative that looks at circulation system 
improvements for the planned industrial area generally east of 
Hathaway Street to provide a truck access route that keeps truck 
traffic out of residential areas, possibly using Ramsey Street and 
Hathaway Street south of Williams Street. Additionally, the EIR 
should identify enforceable project elements and/or mitigation 
measures to confine truck access to the designated access route 
and to prohibit errant truck traffic through the adjoining 
residential neighborhoods. The project site is within a criteria cell 
intended to preserve a major wildlife corridor under the Western 
Riverside County MSHCP, namely the San Gorgonio River/San 
Bernardino-San Jacinto Mountains Linkage. The EIR must address 
potential impacts in this regard and acknowledge this as an 
element of the project entitlements. The NOP indicates the 
entitlements include a parcel map, which, according to City of 
Banning Municipal Code Sections 17.44.010 and 17.44.020, 
establishes the City Council as the final decision-making body. 

4.5: Biological 
Resources 
 
4.17: 
Transportation 
 
4.18: Tribal 
Cultural 
Resources 

Notes: All NOP response letters are included in Appendix A-2 of the EIR. 
ALUC = Airport Land Use Commission 
ALUCP = Airport Land Use Compatibility Plan 
CEQA = California Environmental Quality Act  
DEH = Department of Environmental Health  
EIR = Environmental Impact Report 
MSHCP = Multiple Species Habitat Conservation Plan 
NOP = Notice of Preparation 

 
2.7.2 Public Scoping Meeting 

The Public Scoping meeting was held in the Council Chambers of Banning City Hall on May 19, 2022, 
at 10:00 a.m. and also was broadcasted on Banning City TV,19 which is a government-access cable 
television station. Notice of the Public Scoping Meeting was published in the Banning Record Gazette 
on April 22, 2022, providing the appropriate instructions for public participation in the Scoping 
Meeting. The Public Scoping Meeting included a presentation providing a summary of the project, 
required actions, and the environmental review process. Two public comments were received during 
the Scoping Meeting. These comments included: 

• Inge Schuler: The issue of concern was that the 18-wheelers generated by the proposed project 
would be of such a substantial number as to impact area circulation. The commenter expressed 

 
19  City of Banning. Banning City TV, Government Access Television. Website: http://banning.ca.us/139/

Government-Access-TV-Channels. (Accessed August 4, 2023). 
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concern that, when Interstate 10 (I-10) is congested, motorists would use Ramsey Street through 
town to bypass congestion on the interstate. The commenter further stated that freeway access 
on Hargrave Street is limited and that the parking of idle 18-wheelers would impact surrounding 
residential areas (from vehicle emissions).  

• Joe Rodriguez: Stated the additional truck traffic is a specific issue requiring assessment in the 
EIR. The Scoping Meeting presentation is provided in Appendix A-3 of this EIR.  

2.7.3 Native American Consultation 

The Native American Heritage Commission (NAHC) was contacted on March 3, 2021, to conduct a 
Sacred Lands File (SLF) search and provide a Native American Contact List for the project site pursuant 
to AB 52. The NAHC responded on March 12, 2021, stating that an SLF search was completed for the 
project site with negative results. The NAHC recommended contacting 19 Native American individuals 
representing the Cahuilla, Serrano, Luiseño, and Quechan groups to potentially provide information 
regarding cultural resources that could be affected by the proposed project. 

As part of the AB 52 consultation process, pursuant to MSHCP requirements for projects within the 
Special Linkage Area (San Gorgonio River/San Bernardino-San Jacinto Mountains Linkage), and in 
response to a request from the Morongo Band of Mission Indians (Morongo) during the scoping 
process, the City sent a consultation initiation request letter to the identified Morongo representative 
on November 27, 2022, to inform Morongo about the proposed project and to request information 
regarding Native American cultural resources near the project site. From this initial correspondence, 
Morongo responded on December 29, 2022, requesting formal consultation with the City regarding 
the proposed project. Requested documents were forwarded to Morongo for review on January 10, 
2023.  

A formal consultation meeting occurred on June 7, 2023, with Morongo, City staff, the project 
applicant, and the applicant’s environmental consultant. During the Consultation,  Morongo informed 
the project team that known tribal cultural resources occur in the vicinity of the project site and tribal 
cultural resources have the potential to occur even in disturbed contexts. Accordingly, Morongo 
recommended specific mitigation measures to address unanticipated encounters with tribal cultural 
resources, including human remains. 

Additional detail regarding Native American consultation for the proposed project is provided in 
Section 4.18 of this EIR. 

2.7.4 Draft Environmental Impact Report 

This EIR was distributed to responsible and trustee agencies, other affected agencies, and interested 
parties. The EIR has been provided to all parties who have previously requested copies.20 The Notice 
of Completion (NOC) and Notice of Availability (NOA) of the EIR have been distributed as required by 
CEQA. During the 45-day public review period, the Draft EIR and technical appendices have been made 
available for review. The Draft EIR and supporting documentation is accessible for review on the City’s 

 
20  Public Resources Code §21092(b)(3). 
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website at https://banningca.gov/Archive.aspx?AMID=60&Type=&ADID= and at the following 
locations during the public review period: 

City of Banning 
Community Development Department 

99 East Ramsey Street 
Banning, California  92220 

8:00 a.m.–5:00 p.m., Monday–Friday 

and 

Banning Library 
21 West Nicolet Street 

Banning, California  92220 
9:00 a.m.–6:00 p.m., Monday, Tuesday, Thursday, and Friday 

10:00 a.m.–7:00 p.m., Wednesday 
10:00 a.m.–5:00 p.m., Saturday 

Written comments and email comments related to this EIR should be addressed to:  

City of Banning 
Community Development Department 

Adam B. Rush, M.A., AICP, Director 
99 East Ramsey Street 

Banning, California  92220 
Direct: (951) 922-3131 | Fax: (951) 922-3128 

arush@banningca.gov 

After the 45-day public review period, written responses to all comments on the Draft EIR will be 
prepared. These responses will be available for review for a minimum of 10 days prior to the public 
hearings before the City’s Planning Commission and City Council, at which time the certification of the 
Final EIR will be considered. The City will respond as appropriate to comments made at public hearings 
on the project and this EIR. The Final EIR (which will include the Draft EIR, the public comments and 
responses to the Draft EIR, and findings) will be included as part of the environmental record used 
during the consideration of the project by the City decision-makers. 

2.8 MITIGATION MONITORING AND REPORTING PROGRAM 

When mitigation measures are required to avoid or reduce the severity of significant impacts, State 
law requires the adoption of an MMRP. The monitoring program is intended to ensure compliance 
with all mitigation measures and regulatory compliance measures prescribed to the project during 
implementation of the project. An MMRP will be prepared for this EIR to comply with the 
requirements of State law21 and will be considered by the City Council concurrent with certification 
of the Final EIR for the proposed project.  

 
21  Public Resources Code §21081.6. 
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Building construction is expected to entail the longest duration of the construction schedule and occur 
for approximately 302 days, and architectural coating would occur during the building and paving 
phases. Construction parking and staging would occur on the project site. However, it is possible there 
would be temporary lane closures and/or detours necessary along Hathaway Street during various 
periods of project construction.  

3.5 PROJECT OBJECTIVES 

The CEQA Guidelines require that an EIR include “a statement of objectives sought by the proposed 
project.” The following objectives are identified for the proposed project relative to the planning and 
CEQA processes: 

• Provide industrial warehousing that is consistent with the General Plan land use and zoning 
designation and that helps fulfill the unmet demands of businesses in the city and Riverside 
County; 

• Provide new industrial development that is attractive and minimizes conflicts with the 
surrounding existing uses; 

• Provide perimeter street improvements, including Hathaway Street (Major Highway), facilitating 
area vehicle circulation and identify capital improvements for water, sewer, drainage, and water 
quality that serve planned land uses within and adjacent to project site; 

• Provide a variety of new employment opportunities for the residents of Banning and surrounding 
communities; 

• Encourage warehouse distribution services that take advantage of the area’s proximity to various 
freeways and transportation corridors; 

• Encourage new development consistent with the capacity of municipal services; 

• Cluster industrial warehouse uses relatively close to access points of the State highway system to 
reduce traffic congestion on surface streets and reduce local air pollutant emissions from vehicle 
sources; 

• Develop land uses that provide the City with positive revenues compared to public service costs;  

• Establish a unified thematic concept for the project site through design elements such as 
architecture, theme walls, and landscaping using a long-range comprehensive planning approach; 
and, 

• Create a development-wide landscape concept that features drought-tolerant plant materials to 
provide for an aesthetically pleasing outdoor environment while minimizing the demand for water 
resources. 
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3.6 REQUIRED ACTIONS 

In accordance with Sections 15050 and 15367 of the CEQA Guidelines, the City is the Lead Agency for 
the proposed project and has principal authority and jurisdiction for CEQA actions. Responsible 
Agencies are those agencies that have jurisdiction or authority over one or more aspects associated 
with the development of a proposed project and/or mitigation. Trustee Agencies are State agencies 
that have jurisdiction by law over natural resources affected by the proposed project. As established 
in CEQA Guidelines Section 15124(d)(2), “If a public agency must make more than one decision on a 
project, all its decisions subject to CEQA should be listed.” 

The legislative and discretionary actions to be considered by the City as part of the proposed project 
include: 

• Approval of Tentative Parcel Map No. 38256 (TPM 21-4002): To consolidate the 94.86-acre 
development site into three parcels for the proposed warehouse building, extra trailer parking, 
public street dedications and ancillary property. 

• Approval of Design Review (No. DR 21-7015): For the proposed site plan as a 1,420,722-square-
foot warehouse distribution building with employee/visitor and trailer parking. 

• Certification of the Project EIR (ENV 21-1519): The City will consider certification of the EIR prior 
to taking action on the requested approvals. In conjunction with certification of the EIR and 
approval of the proposed project, the City will adopt a Mitigation Monitoring and Reporting 
Program (MMRP), which will ensure implementation of the measures and conditions of project 
approval that were adopted to mitigate or avoid potentially significant effects on the 
environment. 

• Adoption of Statement of Overriding Considerations: Pursuant to CEQA Guidelines Section 
15093, the Banning City Council must balance the benefits of the proposed project against any 
significant and unavoidable environmental impacts in determining whether to approve the 
project. If the benefits of the project outweigh the unavoidable adverse environmental impacts, 
those impacts would be considered “acceptable.” 

• Encroachment Permit: An encroachment permit will be necessary to excavate or otherwise 
encroach within the City of Banning’s public road ROW. 

• Any Other Discretionary Approvals: Additional discretionary actions may include, but not be 
limited to: final maps, , TPMs, grading permits, and water and sewer system approvals. 

3.6.1 Other Agencies (as Required) 

CEQA Guidelines Section 15124(d)(1) further requires the City, to the extent the information is known, 
to include a list of the agencies expected to use the EIR in their decision-making processes, a list of 
permits and other approvals required to implement the project, and a list of related environmental 
review/consultation requirements established by federal, State, or local law, regulation and/or policy. 
Following certification of the EIR and adoption of the discretionary actions listed above, additional 
actions and approvals will be required by the City and other agencies. Key approvals include: 
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• Review and Approval of All On-Site and Off-Site Grading and Infrastructure Plans: These include 
street and utility improvements pursuant to the proposed project conditions of approval. 

• Approval of a Water Quality Management Plan (WQMP): This is to mitigate post-construction 
runoff flows pursuant to the proposed project conditions of approval. 

• Building Permits: Building permits will be required pursuant to the proposed project conditions 
of approval and may include, but would not be limited to: lighting, landscape, roadway 
improvement, mechanical, electrical, plumbing, building and other plans. 

• Any Other Nondiscretionary Actions: Consistent with the conditions of approval to implement 
the proposed project. 

• Other Actions and Approvals: Other City, regional, and State departments/agencies also may use 
the EIR in conjunction with other required permits and approvals, including (but not limited to) 
the following: 

○ State Water Resources Control Board 
○ South Coast Air Quality Management District 
○ California Air Resources Board 
○ California Department of Fish and Wildlife 
○ United States Fish and Wildlife Service 
○ Western Riverside County Regional Conservation Authority 
○ Riverside County Airport Land Use Commission 
○ Caltrans 
○ Banning Water and Wastewater Utilities Department 
○ Riverside County Flood Control and Water Conservation District 
○ California Department of Forestry and Fire Protection 
○ Federal Aviation Administration  
○ National Pollutant Discharge Elimination System Permit  
○ United States Green Building Council  
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