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1.0 EXECUTIVE SUMMARY

1.1 Introduction

The purpose of this Draft Environmental Impact Report (Draft EIR) is to inform decision-makers,
representatives of affected and responsible agencies, the public, and other interested parties of the
potential environmental effects that may result from implementation of the Banning Commerce Center
(Project). This Draft EIR (State Clearinghouse No. 2022090102) for the Project was prepared to: (1) identify
the potential environmental impacts of the Project utilizing the revised CEQA Appendix G Environmental
Checklist Form (2022); (2) discuss alternatives to the Project; and (3) propose mitigation measures that
will avoid, offset, or minimize significant environmental impacts of the Project. This document was
prepared in conformance with the California Environmental Quality Act (CEQA) (California Public
Resources Code, Section 21000, et seq.) and the CEQA Guidelines (California Code of Regulations, Title 14,
Section 15000, et seq.). More specifically, this summary has been prepared in accordance with California
Public Resources Code, Section 21061 and CEQA Guidelines §15123, Summary.

CEQA requires that projects subject to approval by a public agency of the State of California, and that are
not otherwise exempt or excluded, undergo an environmental review process to identify and evaluate
potential impacts. CEQA Guidelines §15050 states that environmental review shall be conducted by the
Lead Agency, defined in CEQA Guidelines §15367 as the public agency with principal responsibility for
approving a project. The Project is subject to approval actions by the City, which is, therefore the Lead
Agency for CEQA purposes. In accordance with CEQA Guidelines §15123, this section of the Draft EIR
provides a brief description of the Project; identifies significant effects and proposed mitigation measures
or alternatives that would reduce or avoid those effects; and describes areas of controversy and issues to
be resolved.

The Draft EIR also evaluates a range of potential feasible alternatives anticipated to reduce significant
impacts of the Project, including a No Project Alternative, Reduced Building Intensity Alternative,
and a Two Building Alternative. This Draft EIR has been prepared for the City, pursuant to the
requirements of CEQA.

Pursuant to CEQA Guidelines §15082, the City circulated a Notice of Preparation (NOP) advising public
agencies, special districts, and members of the public who had requested such notice that an EIR for the
Project was being prepared. The NOP was distributed on August 29, 2022 to solicit comments related to
the proposed construction of the Project. The NOP was circulated with a 30-day public review period
ending on September 28, 2022. This process and the comments submitted in response to the NOP are
discussed in Section 1.4: Areas of Controversy, below.

After receiving public comments on the NOP, the Project was analyzed for its potential to result in
environmental impacts. Impacts were evaluated in accordance with the significance criteria presented in
Appendix G, “Environmental Checklist Form,” of the CEQA Guidelines. The criteria in the Environmental
Checklist Form (checklist), was used to determine if the Project would result in, “no impact,” “less than
significant impact,” “less than significant impact with mitigation measures,” or “potentially significant
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impact” to a particular environmental resource. In some instances, a project may use the checklist to
provide an initial discussion of a project and to screen out certain topics from a full discussion in the Draft
EIR. This Draft EIR discusses all environmental resources in CEQA Guidelines, Appendix G. A table listing
the significant Project impacts and any associated mitigation measures is included at the end of this
summary in Table ES-1: Summary of Significant Impacts and Proposed Mitigation Measures.

This Draft EIR describes the existing environmental resources on the Project site and in the vicinity of the
site, analyzes potential impacts on those resources that would or could occur upon initiation of the
Project, and identifies mitigation measures that could avoid or reduce the magnitude of those impacts
determined to be significant. The environmental impacts evaluated in this Draft EIR concern several
subject areas, including aesthetics, air quality, biological resources, cultural resources, energy, geology
and soils, greenhouse gas emissions, hazards and hazardous materials, hydrology and water quality, noise,
public services, transportation, tribal cultural resources, utilities and service systems, and wildfire. As
noted in the preceding paragraph, public comment was received during the NOP process and included
written letters provided to the City. In addition to the summarized list of comments below, a copy of the
letters with the NOP is provided in Appendix A to this Draft EIR. The comments were used, as intended,
to help inform the discussion of this Draft EIR and help determine the scope and framework of certain
topical discussions.

The Draft EIR will be subject to further review and comment by the public, as well as responsible agencies
and other interested jurisdictions, agencies, and organizations for a period of 45 days.

Following the public review period, written responses to all comments received on the Draft EIR will be
prepared. Those written responses, and any other necessary changes to the Draft EIR, will constitute the
Final EIR and will be submitted to the City Council for their consideration. If the City finds that the Final
EIR is “adequate and complete” in accordance with the CEQA Guidelines, the City may certify the EIR. The
City Council would also consider the adoption of Findings of Fact pertaining to the EIR, specific mitigation
measures, a Statement of Overriding Considerations and a Mitigation Monitoring and Reporting Plan
(MMRP). Upon review and consideration of the Final EIR, the hearing body would take action concerning
the Project.

Regarding the MMRP, CEQA Guidelines §15097 requires public agencies to set up monitoring and
reporting programs to ensure compliance with mitigation measures, which are adopted or made as a
condition of project approval and designed to mitigate or avoid the significant environmental effects
identified in EIRs. A MMRP incorporating the mitigation measures set forth in this EIR will be considered
and acted upon by the City decision-makers concurrent with adoption of the findings of this EIR and prior
to approval of the Project.

1.2 Project Overview

Project Location

The approximately total 131.28 net-acre Project site is generally located within the eastern portion of the
City of Banning, within the County of Riverside. Regional access to the Project site is available from
Interstate 10 (I-10) via Hargrave Street and Ramsey Street. Local access is provided by Hathaway Street,
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located east of the site; Wilson Street would be extended eastward as part of the Project and would bisect
the northerly portion of the Project site. The Project site comprises eight Assessor’s Parcel Numbers
(APNs): 532-030-008, 532-030-009, 532-080-008, 532-080-010, 532-090-026, 532-090-028, 532-090-030,
and 532-110-015.

Project Description

The Project proposes the development of approximately 1,320,284 square feet of warehouse space
(including office space) within one concrete tilt-up building. The Project also proposes associated facilities
and improvements of the Project site including loading dock doors, on-site landscaping, and related on-
site and off-site improvements. The Project also includes various discretionary approvals including a plot
plan, development agreement, major land use action review, and tentative parcel map approval. Other
permits required for the Project may include, but are not limited to, the following: issuance of
encroachment permits for driveways, sidewalks, and utilities; security and parking area lighting;
demolition permits; building permits; grading permits; tenant improvement permits; and permits for new
utility connections. It should be noted that the Project would develop the Project site and the building
shell. The Project does not include future tenant improvements. However, the Project analysis within this
Draft EIR may provide mitigation measures for future improvements that could happen within the Project
site or building shell.

1.3 Project Objectives

The Project would implement the goals and policies of the City's General Plan. The following objectives
have been established for the Project by the City and Project applicant:

Objective 1: Develop an industrial project that conforms to the City’s General Plan and Municipal
Code.
Objective 2: Provide a new development that will generate a positive fiscal balance for the City

moving forward.

Objective 3: Design and build a Class-A institutional quality industrial project that will attract high
end tenants and increase the City’s tax base.

Objective 4: Generate employment opportunities within the City while improving the local balance
of housing to job ratio.

Objective 5: Facilitate the movement of goods and services for the benefit of local and regional
economic growth.

Objective 6: Develop a warehouse project adjacent to transportation corridors, truck routes, local
amenities, and the nearby Interstate 10 Freeway for employee convenience and
efficiencies of transporting goods.

Objective 7: Develop a warehouse project which efficiently uses the property, while conforming
with all City regulatory policies.

Objective 8: Improve public safety and traffic flow in eastern Banning with roadway and
infrastructure improvements.
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Objective 9: Provide enhanced landscaping along City designated corridors with the construction
of wide streets and landscaped setbacks.

Objective 10: Provide the required infrastructure for Project operation for future growth and
prosperity of the surrounding benefit area that will serve the immediate and long term
needs of the community.

1.4 Areas of Controversy

State CEQA Guidelines §15123 (b)(2) and (3) require that this section of the Project EIR identify areas of
controversy known to the Lead Agency, issues raised by agencies and the public, and issues to be resolved,
including the choice among alternatives and whether, or how to, mitigate the significant effects. The
following issues of concern have been identified during the review period of the distribution of the Notice
of Preparation (NOP) and public meetings:

« Potential impacts to air quality. (Draft EIR Section 4.2: Air Quality)

« Potential impacts to biological resources and on wildlife linkages. (Draft EIR Section 4.3: Biological
Resources)

. Potential impacts to transportation systems. (Draft EIR Section 4.12: Transportation)

1.5 Significant and Unavoidable Impacts

The Project’s potentially significant impacts are defined in Section 4.1: Aesthetics through Section 4.15:
Wildfire of this Draft EIR. As noted in these sections, most of the potentially significant impacts identified
can be mitigated to a less than significant level through implementation of Project Design Features (PDFs),
standard conditions, and feasible mitigation measures. There are unavoidable significant impacts
associated with air quality, greenhouse gas emissions, and transportation, as summarized below:

o Air Quality

= Air Quality Management Plan (AQMP) Consistency. Although the Project would not
directly conflict with the 2022 AQMP and Southern California Association of
Governments’ goals and policies, the project’s exceedance of regional criteria pollutant
thresholds would potentially result in a long-term impact on the region’s ability to meet
state and federal air quality standards.

= Project-Related Construction and Operational Emissions. Despite implementation of
mitigation measures, the Project’s criteria pollutant emissions would remain above South
Coast Air Quality Management District (SCAQMD) thresholds resulting in a significant and
unavoidable impact (Impact 4.2-2). However, localized impacts would be less than
significant (Impact 4.2-3).

=  Cumulative Emissions. As stated above, construction and operational activities would
create a significant and unavoidable impact due to exceedances of SCAQMD regional
thresholds. Implementation of MM AQ-1 through MM AQ-9 would reduce impacts;
however, a significant and unavoidable impact would remain.
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o Greenhouse Gas Emissions

= Despite consistency with the County’s GHG Reduction Plan and compliance with various
California Air Resources Board and SCAQMD emissions reduction programs, the Project’s
emissions would be considered significant and unavoidable despite the implementation
of PDFs, Standard Conditions, and Mitigation Measures.

o Transportation

= Project Buildout is estimated to exceed the City’s adopted vehicle miles traveled (VMT)
threshold. Regardless of potential reductions in VMT through feasible reduction
measures, reductions in VMT cannot be accurately estimated or guaranteed. Even with
implementation of regulatory requirements, and consideration of mitigation, PDFs, and
standard conditions, the Project would result in significant and unavoidable impacts.

1.6 Alternatives to the Project

State CEQA Guidelines §15126.6(a) requires an EIR to provide a selection of suitable alternatives to a
project, or a project location, which would realistically reduce the project’s impacts to the environment
while retaining the main character of the project. In response to the potentially significant impacts that
were identified, the Draft EIR includes the following alternatives for consideration by decision-makers
upon actions related to the Project:

Alternative 1: No Project Alternative (No Warehouse Development or Off-Site Improvements)

The purpose of describing and analyzing a No Project Alternative is to allow decision-makers the ability to
compare the impacts of approving the Project with impacts of not approving the Project. The No Project
Analysis is required to discuss the existing conditions (at the time the Notice of Preparation was published
on August 29, 2022), as well as what would be reasonably expected to occur in the foreseeable future, if
the Project were not approved, based on current plans and consistent with available infrastructure and
services.

Under the No Project Alternative, the following would occur:

« The Applicant would not improve the site with the proposed development of warehouse uses,
and the site would remain as it currently exists.

. The proposed Project internal public roadways and recommended off-site intersection
improvements would not be constructed.

Alternative 2: Reduced Building Intensity Alternative

The Reduced Building Intensity Alternative would reduce the building area by approximately 15 percent.
Parking areas and truck parking would remain. Under the Reduced Building Intensity Alternative, the
following would occur:

« The up to approximately 1,320,284 square feet of warehouse uses would be reduced to
approximately 1,122,000 square feet.

o All other improvements would remain.

- Project objectives would not be satisfied to the degree of the Project.
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Alternative 3: Two Building Alternative

The Two Building Alternative would develop two warehouse buildings, rather than one. One building
would be approximately 1,000,000 square-feet and the other building would be approximately
293,600 square-feet, for a total of 1,293,600 square-feet of combined warehouse building space. This
equates to an overall 2 percent reduction in building size compared to the proposed Project. Under the
Two Building Alternative, the following would occur:

« The alternative would produce some significant and unavoidable impacts in a manner similar to
the Project.

« The total parking area, landscape area, and roadway improvements would not change when
compared to the Project.

« Project objectives would be satisfied to the degree of the Project.

Environmentally Superior Alternative

State CEQA Guidelines require that an Environmentally Superior Alternative be identified for each project.
The No Project Alternative is the environmentally superior alternative because it would avoid many of the
proposed project’s impacts. Therefore, in compliance with CEQA requirements, this Draft EIR also
identifies an environmentally superior alternative among the other alternatives. Based on analysis
conducted in Section 6.0: Alternatives, Alternative 3 (Two Building Alternative) was chosen as the
Environmentally Superior Alternative. These alternatives are further discussed in Section 6.0:
Alternatives.

1.7 Issues to be Resolved

The CEQA Guidelines require that an EIR present issues to be resolved by the Lead Agency. These issues
include the choice between alternatives and whether or how to mitigate potentially significant impacts.
The major issues to be resolved by the City regarding the Project are whether:

. Recommended mitigation measures should be adopted or modified;
. Different mitigation measures need to be applied to the Project; and

. The Project or an alternative should or should not be approved.

1.8 Summary of Environmental Impacts & Mitigation Measures

Table ES-1: Summary of Project Impacts and Proposed Mitigation Measures below provides a summary
of significant impacts and proposed mitigation measures associated with the Project as identified in this
EIR. Refer to Sections 4.1: Aesthetics through 4.15: Wildfire for a detailed description of the
environmental impacts and mitigation measures for the Project. All impacts of the Project can be
mitigated to less than significant levels with the exception of air quality, greenhouse gas emissions, and
transportation.
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Table ES-1: Summary of Significant Impacts and Proposed Mitigation Measures
Mitigation Measure(s)

Resource Impact
Section 4.2, Air Quality

Level of Significance

Impact 4.2-1
Would the Project conflict with or obstruct
implementation of the applicable air quality plan?

Significant and
Unavoidable

MM AQ-1

The Project shall utilize “Super-Compliant” low VOC paints which
have been reformulated to exceed the regulatory VOC limits
(i.e., have a lower VOC content than what is required) put forth by
SCAQMD’s Rule 1113 for all architectural coatings. Super-Compliant
low VOC paints shall be no more than 10g/L of VOC. Prior to
issuance of a building permit, the City Building and Safety
Department shall confirm that plans include the following
specifications:

All architectural coatings will be super-compliant low VOC
paints.

Recycle leftover paint. Take any leftover paint to a household
hazardous waste center; do not mix leftover water-based and
oil-based paints.

Keep lids closed on all paint containers when not in use to
prevent VOC emissions and excessive odors.

For water-based paints, clean up with water only. Whenever
possible, do not rinse the cleanup water down the drain or
pour it directly into the ground or the storm drain. Set aside
the can of cleanup water and take it to the hazardous waste
center (www.cleanup.org).

Use compliant low-VOC cleaning solvents to clean paint
application equipment.

Keep all paint- and solvent-laden rags in sealed containers to
prevent VOC emissions.

Contractors shall construct/build with materials that do not
require painting and use pre-painted construction materials to
the extent practicable.

Use high-pressure/low-volume paint applicators with a
minimum transfer efficiency of at least 50 percent or other
application techniques with equivalent or higher transfer
efficiency.
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Resource Impact Level of Significance = Mitigation Measure(s)

MM AQ-2 Prior to issuance of tenant occupancy permits, the tenant/facility
operator shall prepare and submit a Transportation Demand
Management (TDM) program detailing strategies that would reduce
the use of single occupant vehicles by employees by increasing the
number of trips by walking, bicycle, carpool, vanpool, and transit.
The TDM shall include, but is not limited to the following:

=  Provide a transportation information center and on-site TDM
coordinator to educate employers, employees, and visitors of
surrounding transportation options.

=  Provide on-site car share amenities for employees who make
only occasional use of a vehicle, as well as others who would
like occasional access to a vehicle of a different type than they
use day-to-day.

=  Promote and support carpool/vanpool/rideshare use through
parking incentives and administrative support, such as ride-
matching service.

= Incorporate incentives for using alternative travel modes, such
as preferential carpool/vanpool parking or others.

=  Each building shall provide preferred parking for electric, low-
emitting and fuel-efficient vehicles equivalent to at least eight
percent of the required number of parking spaces.

This mitigation measure applies only to tenant occupancy and not
the building shell approvals.

MM AQ-3 Prior to the issuance of a building permit for the Shell Design, the
Planning Department shall confirm that the Project is designed to
include the following:

=  The buildings’ electrical room shall be sufficiently sized to hold
additional panels that may be needed to supply power for the
future installation of electric vehicle (EV) truck charging
stations on the site.

= Conduit should be installed from the electrical room to tractor
trailer parking spaces in a logical location(s) on the site
determined by the Project Applicant during construction
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Resource Impact

Level of Significance

Mitigation Measure(s)

MM AQ-4

MM AQ-5

document plan check, for the purpose of accommodating the
future installation of EV truck charging stations at such time
this technology becomes commercially available and the
buildings are being served by trucks with electric-powered
engines.

This mitigation measure applies only to building shell approvals and
not the tenant improvements.

Prior to the issuance of a tenant occupancy permit, the Planning
Department shall confirm that all truck access gates and loading
docks within the Project site have a sign posted that states:

= Truck drivers shall turn off engines when not in use.

= Truck drivers shall shut down the engine after five minutes of
continuous idling operation (pursuant to Title 13 of the
California Code of Regulations, Section 2485). Once the vehicle
is stopped, the transmission is set to “neutral” or “park,” and
the parking brake is engaged.

=  Telephone numbers of the building facilities manager and
CARB to report violations.

=  Signs shall also inform truck drivers about the health effects of
diesel particulates, the California Air Resources Board diesel
idling regulations, and the importance of being a good
neighbor by not parking in residential areas.

This mitigation measure applies only to tenant improvements and
not the building shell approvals.

Prior to the issuance of a tenant occupancy permit, the Planning
Department shall confirm that the Project plans and specifications
shall include requirements (by contract specifications) that vendor
trucks for the industrial buildings include energy efficiency
improvement features through the Carl Moyer Program —including
truck modernization, retrofits, and/or aerodynamic kits and low
rolling resistance tires—to reduce fuel consumption. This mitigation
measure applies only to tenant improvements and not the building
shell approvals.

July 2024
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Resource Impact

Level of Significance

Mitigation Measure(s)

MM AQ-6

The Project shall include the necessary charging stations for cargo
handling equipment. Prior to the issuance of a tenant occupancy
permit, the Planning Department shall confirm that the Project
plans and specifications show that all outdoor cargo handling
equipment (including yard trucks, hostlers, yard goats, pallet jacks,
and forklifts) are zero emission/powered by electricity. Note that
SCAQMD Rule 2305 (Warehouse Indirect Source Rule) Warehouse
Actions and Investments to Reduce Emissions (WAIRE) points may
be earned for electric/zero emission yard truck/hostler usage. This
mitigation measure applies only to tenant improvements and not
the building shell approvals.

Impact 4.2-2

Would the Project result in a cumulatively
considerable net increase of any criteria pollutant
for which the project region is non-attainment
under an applicable federal or state ambient air
quality standard?

Significant and
Unavoidable

See MM AQ-2 through MM AQ-6 above.

Impact 4.2-3
Would the Project expose sensitive receptors to
substantial pollutant concentrations?

Less than Significant
with Mitigation
Incorporated

See MM AQ-6 above.

Section 4.3, Biological Resources

Impact 4.3-1

Would the Project have a substantial adverse
effect, either directly or through habitat
modifications, on any species identified as a
candidate, sensitive, or special status species in
local or regional plans, policies, or regulations, or
by the California Department of Fish and Wildlife
or U.S. Fish and Wildlife Service?

Less than Significant
with Mitigation
Incorporated

MM BIO-1 Burrowing Owl 30-Day Pre-construction Surveys. A 30-day pre-

construction survey for burrowing owls is required prior to initial
ground-disturbing activities (e.g., vegetation clearing, clearing and
grubbing, grading, tree removal, site watering, equipment staging)
to ensure that no owls have colonized the site in the days or weeks
preceding the ground-disturbing activities. If burrowing owls have
colonized the project site prior to the initiation of ground-disturbing
activities, the project proponent will immediately inform the City of
Banning and the Wildlife Agencies and will need to coordinate
further with City and the Wildlife Agencies, including the possibility
of preparing a Burrowing Owl Protection and Relocation Plan, prior
to initiating ground disturbance. If ground-disturbing activities
occur, but the site is left undisturbed for more than 30 days, a pre-
construction survey will again be necessary to ensure that
burrowing owl have not colonized the site since it was last
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MM BIO-2

disturbed. If burrowing owl is found, the same coordination
described above will be necessary.

Nesting Bird Preconstruction Surveys. Regulatory requirement for
potential direct/indirect impacts to nesting common and sensitive
bird species will require compliance with the CDFG Code
Section 3503. Construction outside the nesting season (between
September 1%t and January 31°%%) does not require pre-removal
nesting bird surveys. If construction is proposed between
February 1%t and August 31%, a qualified biologist will conduct a
preconstruction nesting bird and raptor survey(s) no more than
three days prior to initiation of grading to document the presence
or absence of nesting birds within or directly adjacent to the Project
site.

The survey(s) will focus on identifying any bird nests that would be
directly or indirectly affected by construction activities. If active
nests are documented, species-specific measures will be prepared
by a qualified biologist and implemented to prevent abandonment
of the active nest. At a minimum, grading in the vicinity of a nest will
be postponed until the young birds have fledged. The perimeter of
the nest setback zone will be fenced or adequately demarcated with
stakes and flagging at 20-foot intervals, and construction personnel
and activities restricted from the area. A survey report by a qualified
biologist verifying that no active nests are present, or that the young
have fledged, will be submitted to the City of Banning for review and
approval prior to initiation of grading in the nest-setback zone.

The qualified biologist will serve as a construction monitor during
those periods when construction activities occur near active nest
areas to ensure that no inadvertent impacts on these nests occur. A
final monitoring report of the findings, prepared by a qualified
biologist, will be submitted to the City of Banning documenting
compliance with the CDFG Code. Any nest permanently vacated for
the season would not warrant protection pursuant to the CDFG
Code.
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Impact 4.3-2

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

Level of Significance
Less than Significant
with Mitigation
Incorporated

Mitigation Measure(s)

See MM BIO-3 below.

Impact 4.3-3

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

Less than Significant
with Mitigation
Incorporated

MM BIO-3 USACE/CDFW/RWQCB Riverine Resources. Prior to the issuance of

a grading permit, the Project applicant will obtain a USACE Section
404 Nation Wide Permit, RWQCB Section 401 Water Quality
Certificate, and CDFW Section 1602 Streambed Alteration
Agreement.

Currently, the impacted drainages and overall watershed are not
within an area served by an approved mitigation bank. Depending
on the timing of impacts and issuance of regulatory permits, should
a mitigation bank become approved for the Whitewater River
watershed, 1.62-acres of habitat creation credits from an approved
bank will be purchased. However, since at this time no mitigation
bank is approved for the Whitewater Watershed, it is assumed 1.62-
acres of on-site creation is required as outlined below. If it is
determined that on-site mitigation is not feasible, creation of non-
wetland waters at an off-site location would be required. The off-
site location would be required to have a conservation easement or
deed restriction placed over the mitigation area to ensure the site
remains mitigation in perpetuity. Additionally, whether on or off-
site, the mitigation site will require long-term maintenance and
management by a qualified conservancy and payment of a non-
wasting endowment to fund the long-term maintenance.

To meet the criteria of a biologically equivalent or superior
alternative, the applicant will offset permanent impacts to 0.54-acre
of MSHCP Section 6.1.2 riverine resources (CDFW jurisdictional
resource) as follows including the preparation of an MSHCP DBESP.

=  Permanent impacts to 0.54-acres of jurisdictional features will
be mitigated at a minimum of a 3:1 ratio (1.62 acres) through
the creation of in-kind habitat on-site along the eastern and
northern most Project boundary. If it is determined that on-
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site mitigation or off-site is not feasible, additional alternatives
could include payment into an acceptable and approved
mitigation bank should one become available at the time of
impacts and permitting.

= A Habitat Mitigation and Monitoring Plan for the creation of
in-kind habitat will be prepared, reviewed, and approved by
the City of Banning, USACE, RWQCB and CDFW. The created
habitat will be monitored by the Project proponent for a
minimum of 5 years; monitoring reports shall be provided to
the City of Banning and appropriate regulatory agency on an
annual basis. The restoration area must meet standardized
success criteria as described in a Habitat Mitigation and
Monitoring Plan, which will be required as part of the permit
process and approved by the Resource Agencies.

= A DBESP will be also prepared, reviewed, and approved by the
City of Banning and MSHCP wildlife agencies.

Impact 4.3-6

Would the Project conflict with the provisions of
an adopted Habitat Conservation Plan, Natural
Community Conservation Plan, or other approved
local, regional, or State habitat conservation
plan?

Less than Significant
with Mitigation
Incorporated

See MM BIO-1 through MM BIO-3 above.

Section 4.4, Cultural Resources

Impact 4.4-2

Would the Project cause a substantial adverse
change in the significance of an archaeological
resource pursuant to §15064.5?

Less than Significant
with Mitigation
Incorporated

MM CUL-1 Prior to the issuance of a grading permit, an archaeological resource

monitoring plan shall be developed by a qualified archaeologist.
This plan shall include a grading observation schedule, to be
maintained when initial mass grading occurs in upper soils, to
identify and further evaluate any cultural resources that may be
discovered in the Project area. A qualified archaeologist and/or
Native American monitor(s) from Consulting Tribe(s) shall be
retained to attend pre-grading meetings and to monitor earth
moving activities, including clearing, grubbing, cutting, and
trenching at the site. The archaeologist and/or Native American
monitor(s) from Consulting Tribe(s) shall carefully inspect these
areas to assess the potential for significant prehistoric or historic
remains. If potential archaeological and historical resources are
uncovered, the construction contractor shall cease grading
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MM CUL-2

operations in the vicinity of the find until further evaluation is
undertaken to assess the discovery. Further subsurface
investigation may be needed if the resource is determined unique
or important for its prehistoric or historic information.

If archaeological remnants are discovered during monitoring, the
archaeologist and/or Native American monitor(s) from Consulting
Tribe(s) shall have the authority to divert construction in order to
assess the significance of the find. Remnants shall be properly
evaluated, documented, and deposited as applicable, consistent
with State and local protocols.

Impact 4.4-3
Would the Project disturb any human remains,
including those interred outsides of dedicated
cemeteries?

Less than Significant
with Mitigation
Incorporated

MM CUL-3

If previously unknown cultural resources, including human remains,
are identified during grading activities, a qualified archaeologist
shall be retained to assess the nature and significance of the find. If
human remains are encountered, State Health and Safety Code
Section 7050.5 states that no further disturbance shall occur until
the County Coroner has made a determination of origin and
disposition pursuant to Public Resources Code Section 5097.98. The
County Coroner shall be notified of the find immediately. If the
remains are determined to be prehistoric, the Coroner shall notify
the Native American Heritage Commission (NAHC), which shall
determine and notify a Most Likely Descendant (MLD). With the
permission of the landowner or his/her authorized representative,
the MLD may inspect the site of the discovery. The MLD shall
complete the inspection within 24 hours of notification by the
NAHC. The MLD may recommend scientific removal and
nondestructive analysis of human remains and items associated
with Native American burials.

Section 4.6, Geology and Soils

Impact 4.6-4
Would the Project result in substantial soil
erosion or the loss of topsoil?

Less than Significant
with Mitigation
Incorporated

MM GEO-1

The Project would comply with the grading guidelines and all
recommendations provided in the Geotechnical Investigation
prepared for the Project and approved by the City.

Impact 4.6-8
directly or indirectly destroy a unique
paleontological resource or site or unique

geologic feature?

Less than Significant
with Mitigation
Incorporated

MM GEO-2

The Applicant will submit a Paleontological Resources Impact
Mitigation Program (PRIMP) prepared by a qualified paleontologist
to the City’s community Development Director, or designee, prior
to the issuance of a grading permit. A qualified paleontologist is
defined as an individual with an M.S./M.A. or Ph.D. in paleontology
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or geology who is familiar with paleontological procedures and
techniques, and who is knowledgeable in the geology and
paleontology of the area.

MM GEO-3 A qualified paleontologist will attend preconstruction meetings to
consult with the grading and excavation contractors concerning
planned depths, excavation schedules, paleontological field
techniques, and safety issues. In addition, all on-site construction
personnel will receive Worker Education and Awareness Program
(WEAP) training prior to the commencement of excavation work. All
ground-disturbing activities associated with Project construction
occurring within previously undisturbed fossil bearing formations
will be monitored by a qualified paleontologist or qualified
paleontological monitor. A paleontological monitor is defined as an
individual who has experience in the collection and salvage of fossil
materials and works under the direction of a qualified
paleontologist. If fossils are discovered, the paleontologist (or
paleontological monitor) will recover them. In most cases, this fossil
salvage can be completed in a short period of time; however, some
fossil specimens, such as a complete large mammal skeleton, may
require an extended salvage period. In these instances, the
paleontologist (or paleontological monitor) will be allowed to
temporarily direct, divert, or halt grading to allow recovery of fossil
remains, such as isolated mammal teeth, it may be necessary to set
up a screen-washing operation on site.

MM GEO-4 Fossil remains collected during the monitoring and salvage portion
of the program will be cleaned, repaired, sorted, and catalogued.
Prepared fossils, along with copies of all pertinent field notes,
photos, and maps, will be deposited (as a donation) in a scientific
institution with permanent paleontological collections located
within Riverside County (or, if no repository is available, adjacent
Counties). A final data recovery report will be completed that
outlines the results on the paleontological monitoring program. This
report will include discussions of the methods used, stratigraphic
section(s) exposed, fossils collected, and significance of recovered
fossils. The report will be submitted to the City’'s Community
Development Director, or designee, upon completion.
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Section 4.7, Greenhouse Gas Emissions

Level of Significance

Mitigation Measure(s)

Impact 4.7-1

Would the Project generate GHG emissions,
either directly or indirectly, that could have a
significant impact on the environment?

Significant and
Unavoidable

See MM AQ-2 through MM AQ-6 above.

MM GHG-1

MM GHG-2

MM GHG-3

Prior to issuance of tenant occupancy permits, the Project shall be
required to install a solar photovoltaic (PV) system or otherwise
acquire energy from the local utility that has been generated by
renewable sources, sufficient to power the anticipated initial
improvements for the warehouse (i.e., the Title 24 electricity
demand and the plug-load). The final PV generation facility size
requires approval by Southern California Edison (SCE). SCE’s Rule 21
governs operating and metering requirements for any facility
connected to SCE’s distribution system. Should SCE limit the off-site
export, the proposed Project may utilize a battery energy storage
system (BESS) to lower off-site export while maintaining on-site
renewable generation to off-set consumption. The building shall
include an electrical system and other infrastructure sufficiently
sized to accommodate the PV arrays. The electrical system and
infrastructure must be clearly labeled with noticeable and
permanent signage.

In addition, to ensure that the Project’s electrical room(s) is
sufficiently sized to accommodate the potential need for additional
electrical panels, either (1) a secondary electrical room shall be
provided in the building, or (2) the primary electrical room shall be
sized 25 percent larger than is required to satisfy the service
requirements of the building or the electrical gear shall be installed
with the initial construction with 25 percent excess demand
capacity.

Prior to the issuance of a building permit, the Project Applicant or
successor in interest shall provide documentation to the City of
Banning demonstrating that the Project is designed to achieve
Leadership in Energy and Environmental Design (LEED) standards or
meet or exceed CALGreen Tier 2 standards in effect at the time of
building permit application.

The development shall divert a minimum of 75 percent of landfill
waste. Prior to issuance of certificate of tenant occupancy permits,
a recyclables collection and load area shall be constructed in
compliance with County standards for Recyclable Collection and
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Mitigation Measure(s)
Loading Areas, and the facility’s operator shall be required to
provide the City with a copy of the Project’s recycling program. This
mitigation measure applies only to tenant permits and not the
building shell approvals.

MM GHG-4 Prior to issuance of tenant occupancy permits, the Planning
Department shall confirm that tenant lease agreements include
contractual language that all landscaping equipment used on-site
shall be 100 percent electrically powered. This mitigation measure
applies only to tenant permits and not the building shell approvals.

MM GHG-5 Conduits for the installation of electrical hookups to allow future
electric vehicle (EV) trucks and trucks with auxiliary power units
(APU) shall be installed at a ratio of one charging station for every
50 dock high doors.

Impact 4.7-2

Would the Project conflict with an applicable
plan, policy or regulation adopted for the purpose
of reducing the emissions of greenhouse gases?

Significant and
Unavoidable

See MM AQ-2 through MM AQ-6 and MM GHG-1 through MM GHG-5 above.

Section 4.12, Transportation

Impact 4.12-2
Would the Project conflict or be inconsistent with
CEQA Guidelines §15064.3, subdivision (b)?

Significant and
Unavoidable

MM TRANS-1 Prior to the issuance of Certificate of Occupancy for future tenants,
the future tenant shall demonstrate implementation of reasonable
and feasible VMT reduction measures to the satisfaction of the City
of Banning Planning Director. Measures to be considered include,
but are not limited to VMT strategy reduction measures:

Potential VMT Reduction Strategies

The following are potential VMT reduction measures that could be
implemented:

= The Project may implement a Voluntary Commute Trip
Reduction (CTR) measure. The purpose of the CTR would be to
encourage alternative modes of transportation such as
carpooling, which would reduce VMT. A proposed CTR
program for this Project could include providing on-site and/or
online commute information services including information on
available transit and ride coordination for employees.
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=  The Project could provide designated carpool/vanpool parking
in desirable locations on-site, which could encourage
employees to carpool/vanpool to work and reduce VMT.

= The Project could install end-of-trip facilities such as bicycle
parking and lockers which could encourage employees to use
alternative modes of transportation and thus reduce VMT.

The Project could increase sidewalks along the Project frontage and
provide connections to existing trails (if applicable) in order to
improve pedestrian access. This measure could encourage
employees to walk to nearby destinations and thus reduce VMT.

Section 4.13, Tribal Cultural Resources

Impact 4.13-1 Less than Significant | MM TCR-1 Native American Treatment Agreement: Prior to the issuance of
Would the project cause a substantial adverse | Impact with grading permits, the applicant shall enter into a Tribal Monitoring
change in the significance of a tribal cultural | Mitigation Agreement with the Morongo Band of Mission Indians for the
resource, defined in Public Resources Code § | Incorporated project. The Tribal Monitor shall be on-site during all ground-
21074 as either a site, feature, place, cultural disturbing activities (including, but not limited to, clearing,
landscape that is geographically defined in terms grubbing, tree and bush removal, grading, trenching, fence post
of the size and scope of the landscape, sacred placement and removal, construction excavation, excavation for all
place, or object with cultural value to a California utility and irrigation lines, and landscaping phases of any kind). The
Native American tribe, and that is: Tribal Monitor shall have the authority to temporarily divert,
. . .. . . . redirect, or halt the ground-disturbing activities to allow
i) Listed or eligible for listing in the California . e . & . 8
. . . identification, evaluation, and potential recovery of cultural
Register of Historical Resources, or in a local
, S ) . resources.
register of historical resources as defined in
Public Resources Code § 5020.1(k), or MM TCR-2 Retention of Archaeologist: Prior to any ground-disturbing
.. . activities (including, but not limited to, clearing, grubbing, tree and
ii) A resource determined by the lead agency, . .
AR . ; bush removal, grading, trenching, fence post replacement and
inits discretion and supported by substantial . . . "
. R removal, construction excavation, excavation for all utility and
evidence, to be significant pursuant to S . . .
o . R . irrigation lines, and landscaping phases of any kind) and prior to the
criteria set forth in subdivision (c) of Public . . . . . o
. issuance of grading permits, the Applicant shall retain a qualified
Resources Code § 5024.1. In applying the . .
T : T . archaeologist who meets U.S. Secretary of the Interior Standards
criteria set forth in subdivision (c) of Public . .
(SOI). The archaeologist shall be present during all ground-
Resource Code § 5024.1, the lead agency . . - . .
) o disturbing activities to identify any known or suspected
shall consider the significance of the . . .
. . , . archaeological and/or cultural resources. The archaeologist will
resource to a California Native American e S . - .
trib conduct a Cultural Resource Sensitivity Training, in conjunction with
rioe the Tribe[s] Tribal Historic Preservation Officer (THPO) and/or
designated Tribal Representative. The training session will focus on
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MM TCR-3

MM TCR-4

MM TCR-5

MM TCR-6

what the archaeological and tribal cultural resources that may be
encountered during ground-disturbing activities, and the
procedures to be followed in such an event.

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 responsibility of all archaeological and cultural resource
activities that occur on the project site. This Plan shall be written in
consultation with the consulting Tribe[s] and shall include the
following: approved Mitigation Measures (MM)/Conditions of
Approval (COA), contact information for all pertinent parties,
parties’ responsibilities, procedures for each MM or COA, and an
overview of the project schedule.

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.

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 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.

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 disturbance operation in the area of
discovery to allow for the evaluation of potentially significant
cultural resources. Isolates and clearly non-significant deposits shall
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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 60-feet of the discovery and an Environmentally
Sensitive Area (ESA) physical demarcation/barrier constructed. All
work shall be diverted away from the vicinity 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 Tribal Cultural
Resource’s treatment and disposition 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 treatment and
dispositions of significant cultural resources in order of CEQAs
preference:

=  Full avoidance.
= |f avoidance is not feasible, Preservation in place.

= |f 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.

= If all other options have been proven to be infeasible, data
recovery through excavation and curated in a Curation Facility
that meets the Federal Curation Standards (CFR s79.1)

MM TCR-7 Inadvertent Discovery of Human Remains: The Morongo Band of
Mission Indians 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].

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,
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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 100-feet of the
discovery. The area shall be protected, project personnel/observers
restricted. The County Coroner is to be contacted within 24 hours
of discovery. The County Coroner has 48 hours to come to his/her
determination pursuant to State and Safety Code §7050.5. and
Public Resources Code (PRC) § 5097.98.

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

The Native American Heritage Commission 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 their
recommendation for final treatment and disposition, with
appropriate dignity, of the remains and all associated grave goods
pursuant to PRC §5097.98.

If the Morongo Band of Mission Indians has been named the Most
Likely Descendant (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 and 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]). Reburial location of human remains and/or cremations
will be determined by the Tribes Most Likely Descendant (MLD), the
landowner, and the City Planning Department.

MM TCR-8 Final Report: The final report[s] created as a part of the project
(AMTP, 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 from all parties, the final
reports are to be submitted to the Eastern Information Center, and
the Consulting Tribe[s].
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Section 4.15, Wildfire
Impact 4.15-3 Less than Significant | MM FIRE-1 Fire Safety Requirements. The Project shall be required to comply
If located in or near state responsibility areas or | with Mitigation with all Fire Safety Requirements as identified in Section 5 of the
lands classified as very high fire hazard severity | Incorporated Fire Protection Plan prepared for the Project (Appendix M1 of this
zones, would the Project require the installation Draft EIR [SCH No. 2022090102]). Conformance with these
or maintenance of associated infrastructure (such requirements shall be verified by the City of Banning Community
as roads, fuel breaks, emergency water sources, Development Department during design review prior to the
power lines or other utilities) that may exacerbate issuance of building and grading permits.
fire risk or that may result in temporary or
ongoing impacts to the environment?
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2.0 INTRODUCTION AND PURPOSE

2.1 Purpose of the Environmental Impact Report

This document is a Draft Environmental Impact Report (EIR) prepared for the Banning Commerce Center
Project (Project) in compliance with the California Environmental Quality Act (CEQA), Public Resources
Code (PRC) §21000 et seq, and the California Code of Regulations (CCR) §15000 et seq. This Draft EIR has
been prepared for the City of Banning (City) and evaluates the approximately 1,320,284 square-foot (SF)
tilt-up industrial building consisting of 39,600 SF of office space and 1,280,400 SF of warehousing on
131.28 net acres generally located at the southeast corner of the intersection of Wilson Street and
Hathaway Street. The Project site is located east of Hathaway Street; Wilson Street would be extended
eastward as part of the Project and would bisect the northerly portion of the Project site, in the eastern
portion of the City. The Project site comprises eight Assessor’s Parcel Numbers (APNs): 532-030-008,
532-030-009, 532-080-008, 532-080-010, 532-090-026, 532-090-028, 532-090-030, and 532-110-015.

The Project site’s existing City General Plan (General Plan) land use designation and zoning is Business
Park (BP), refer to Figure 3-3: General Plan Land Use and Zoning Map. The Project would be consistent
with the current land use designation and zoning. According to the City’s General Plan, Business Park (BP)
allows for light industrial manufacturing, office/warehouse buildings, restaurants and retail uses ancillary
to a primary use, and professional offices. Commercial development, such as large-scale retail and mixed-
use projects are conditionally permitted.

The Project does not propose any changes to the General Plan land use designation or zoning, nor does
the Project propose any disallowed uses or require a conditional use permit.

This Draft EIR evaluates the potential impacts or benefits on the environment resulting from
implementation of the Project. Section 3.0: Project Description, provides detailed descriptions of the
construction and operational components of the Project. Section 4.0: Environmental Analysis, discusses
the regulatory environment, existing conditions, environmental impacts, and mitigation measures for the
Project. Following public review of the Draft EIR, a Final EIR will be prepared, in which the City will respond
to public comments on the Draft EIR.

According to §15121 of the CEQA Guidelines, an EIR is an informational document which will inform public
agency decision-makers and the public of the significant environmental effects of a proposed project. The
purpose of this Draft EIR for the Project is to review the existing conditions at and in the vicinity of the
Project site; identify and analyze the potential environmental impacts; and suggest feasible mitigation
measures or alternatives to reduce significant adverse environmental effects, as described in Section 3.0:
Project Description and Section 6.0: Alternatives. The potential impacts include both temporary
construction-related effects and the long-term effects of development, operation, and maintenance of
the Project, as described in Section 3.0: Project Description.

The intent of this EIR is to address the potential Project impacts utilizing the most current and detailed
plans, technical studies, and related information available. This EIR will be used by the City as the lead
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agency, other responsible and trustee agencies, interested parties, and the general public to evaluate the
potential environmental impacts of the Project.

2.2 Compliance with CEQA

According to the CEQA Guidelines (14 CCR §15064[f][1]), preparation of an EIR is required whenever a
project may result in a significant effect on the environment. An EIR is an informational document used
to inform public agency decision-makers and the general public of the significant environmental effects
of a project, identify possible ways to minimize the significant effects, and describe reasonable
alternatives to the project that could feasibly attain most of the basic objectives of the project while
substantially lessening or avoiding any of the significant environmental impacts. Public agencies are
required to consider the information presented in the EIR when determining whether to approve a
project. CEQA requires that state and local government agencies consider the environmental effects of
projects over which they have discretionary authority before taking action on those projects.

This document analyzes the environmental effects of the Project to the degree of specificity appropriate
to the current proposed actions, as required by §15146 of the CEQA Guidelines. The analysis considers
the activities associated with the Project to determine the short-term and long-term effects associated
with their implementation. This EIR discusses both direct and indirect impacts of the Project, as well as
cumulative impacts associated with other past, present, and reasonably foreseeable future projects.

Based on significance criteria, the effects of the Project have been categorized as either “no impact,”
“less than significant,” “less than significant with mitigation incorporated,” or “significant unavoidable”
(refer to Section 4.0: Environmental Analysis). Mitigation measures are recommended for potentially
significant impacts, to avoid or lessen impacts. In the event the Project results in significant and
unavoidable impacts, even with implementation of feasible mitigation measures, the decision-makers
may approve the Project based on a “Statement of Overriding Considerations.” This determination would
require the decision-makers to balance the benefits of the Project to determine if they outweigh identified
unavoidable impacts. The CEQA Guidelines §15093 provides in part the following:

o CEQA requires that the decision-makers balance the benefits of a proposed project against its
unavoidable environmental risks in determining whether to approve the project. If the benefits
of the project outweigh the unavoidable adverse environmental effects, the adverse
environmental effects may be considered “acceptable.”

« Where the decision of the public agency allows the occurrence of significant effects that are
identified in the Final EIR but are not avoided or substantially lessened, the agency must state in
writing the reason to support its action based on the Final EIR and/or other information on the
record. This statement may be necessary if the agency also makes the finding under §15091 (a)(3)
of the CEQA Guidelines.

« If an agency makes a Statement of Overriding Considerations, the statement should be included
in the record of the project approval and should be mentioned in the Notice of Determination.
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The Draft EIR is available to the public for review at the locations listed below and on the City website at:
« City of Banning, Community Development Department, 99 E. Ramsey Street, Banning, CA 92220.
« Banning Library, 21 West Nicolet Street, Banning, California 92220.

« City of Banning Website: https://www.ci.banning.ca.us/.
https://www.cityofmenifee.us/325/Environmental-Notices-Documents

In accordance with CEQA Guidelines §§15087 and 15105, this Draft EIR will be circulated for a 45-day
public review period. The public is invited to comment in writing on the information contained in this
document. Interested agencies and members of the public are invited to provide written comments on
the Draft EIR and are encouraged to provide information that they believe should be included in the EIR.

Comment letters should be sent to:

Emery Papp, Senior Planner
Community Development Department
City of Banning

99 E. Ramsey Street

Banning, CA 92220
epapp@banningca.gov

Final EIR

Upon completion of the 45-day Draft EIR public review period, the City will evaluate all written comments
received during the public review period on the Draft EIR. Pursuant to CEQA Guidelines §15088, the City
will prepare written responses to comments raising environmental issues. Pursuant to CEQA Guidelines
§15132 (Contents of Final Environmental Impact Report), the Final EIR will be prepared and will include:

a) The draft EIR or a revision of the draft;
b) Comments and recommendations received on the Draft EIR either verbatim or in summary;
c) Alist of persons, organizations, and public agencies commenting on the Draft EIR;

d) The lead agency’s responses to significant environmental points raised in the review and
consultation process; and

e) Any other information added by the lead agency.
Additionally, pursuant to CEQA Guidelines §15088 (Evaluation of and Response to Comments), after the

Final EIR is completed, the City will provide a written proposed response to each public agency on
comments made by that public agency at least ten days prior to certifying the EIR.

Certification of the Final EIR

The Draft EIR, as revised by the Final EIR, will be considered by the Planning Commission and City Council
(the decision-making body for the Project) for certification, consistent with CEQA Guidelines §15090,
which states:
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Prior to approving a project, the lead agency shall certify that:
1. The Final EIR has been completed in compliance with CEQA,;

2. TheFinal EIR was presented to the decision-making body of the lead agency, and that the decision-
making body reviewed and considered the information contained in the Final EIR prior to
approving the project; and

3. The Final EIR reflects the lead agency’s independent judgment and analysis.

Regarding the adequacy of an EIR, according to CEQA Guidelines §15151, “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 the experts. The courts
have looked not for perfection but for adequacy, completeness, and a good faith effort at full disclosure.”

Project Consideration

After certification of the Final EIR, the City Council may consider approval of the Project. A decision to
approve the Project would be accompanied by specific, written findings, in accordance with CEQA
Guidelines §15091 and, if necessary, a specific, written Statement of Overriding Considerations, in
accordance with CEQA Guidelines §15093.

2.3 Notice of Preparation/Early Consultation

In compliance with the CEQA Guidelines, the City has provided opportunities for various agencies and the
public to participate in the environmental review process. During preparation of the Draft EIR, efforts
were made to contact various federal, State, regional, and local government agencies and other interested
parties to solicit comments on the scope of review in this document. This included the distribution of the
Notice of Preparation (NOP) to various responsible agencies, trustee agencies, and interested parties.
Pursuant to CEQA Guidelines §15082, the City circulated the NOP directly to public agencies, special
districts, and members of the public who had requested such notice, and property owners. The NOP was
distributed on August 29, 2022, with a 30-day public review period ending on September 28, 2022. The
NOP and comment letters received are provided in Appendix A: Notice of Preparation and Scoping
Meeting Notice.

During the scoping process, certain environmental topics were identified as having the potential for
significant environmental impacts. The following issues identified as “potentially significant impact” in the
NOP are addressed in detail in this EIR:

o Aesthetics o Energy

« Air Quality o Geology and Soils

o Biological Resources o Greenhouse Gas Emissions

o Cultural Resources « Hazards and Hazardous Materials
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o Hydrology and Water Quality o  Tribal Cultural Resources
« Noise o Utilities and Service Systems

o Public Services

. Transportation - Wildfire

The NOP also noted that cumulative and growth-inducing impacts would be analyzed and that alternatives
would be considered. Discussions of cumulative impacts can be found at the end of each resource section
(Sections 4.1 through 4.15 of this Draft EIR). A discussion of alternatives can be found in Section 6.0.

Public Scoping Meeting

A notice of a public scoping meeting for the Project was included within the NOP. A public scoping meeting
was held on September 20, 2022, at 10:30 AM virtually via ZOOM.

A total of eight comment letters were received in response to the NOP. The comment letters received
during the NOP comment period (August 29, 2022, through September 28, 2022), along with the NOP are
included in Appendix A.

Areas of concern that were identified during the comment period include:
o« Community impacts
. Air quality and noise impacts on students/community
o Transportation impacts
« Implementation of local hire and skilled and trained workforce requirements
o Vehicle miles traveled
o Wildlife impacts

« Drainage facilities

Native American Consultation

In accordance with Assembly Bill (AB) 52, the City requested formal tribal consultation with tribes on
September 14, 2022. The following tribes were contacted for consultation: Cahuilla Band of Indians,
Morongo Band of Mission Indians (MBMI), Ramona Band of Cahuilla Mission Indians, Santa Rosa Band of
Mission Indians, Serrano Nation of Indians, and the Yuhaaviatam of San Manuel Nation (YSMN), and are
detailed in Section 4.13: Tribal Cultural Resources.

During the 30-day consultation period, only the YSMN responded. YSMN sent a response by email on
October 11, 2022. YSMN indicated that the Project was located outside of their ancestral territory and did
not wish to consult. MBMI provided a response after the 30-day consultation period on September 3,
2023. MBMI requested to consult and provided mitigation measures they wished to have included as part
of consultation. While consultation with MBMI fell outside the 30-day consultation period, the City wished
to maintain good faith relations with the MBMI and as such, the suggested mitigation measures are
included in this Draft EIR.
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2.4 Format of the EIR

The purpose of this EIR is to enable the City and other responsible and trustee agencies and interested

parties to evaluate the environmental impacts of the Project.

This Draft EIR is organized as follows:

Section 1.0

Section 2.0

Section 3.0

Section 4.0

Section 5.0

Section 6.0

Section 7.0

Section 8.0

Appendices

Executive Summary provides a project summary and summary of environmental impacts,
and the proposed mitigation measures and alternatives.

Introduction provides CEQA compliance information.

Project Description provides Project history, as well as the environmental setting, Project
characteristics and objectives, phasing, and anticipated permits and approvals that may
be required for the Project.

Environmental Analysis provides a discussion of the existing conditions for each of the
environmental impact areas. This section also describes methodologies for significance
determinations, identifies both short-term and long-term environmental impacts of the
Project, recommends mitigation measures to reduce the significance of environmental
impacts, and identifies any areas of potentially significant and unavoidable impacts. This
section includes a discussion of cumulative impacts that could arise as a result of the
implementation of the proposed Project.

Other CEQA Considerations, summarizes unavoidable significant impacts, and discusses
significant irreversible environmental changes and growth-inducing impacts.

Alternatives, describes potential Project alternatives, including alternatives considered
but rejected from further consideration, the No Project Alternative, various Project
Alternatives, and identifies the Environmentally Superior Alternative.

Effects Found Not to Be Significant, describes potential impacts that have been
determined not to be significant throughout the EIR process.

EIR Consultation and Preparation identifies the CEQA lead agency and EIR preparation
team, as well as summarizes the EIR consultation process.

CEQA Guidelines §15147 states that the “information contained in an EIR shall include
summarized...information sufficient to permit full assessment of significant
environmental impacts by reviewing agencies and members of the public,” and that the
“[p]lplacement of highly technical and specialized analysis and data in the body of an EIR
shall be avoided.” Therefore, the detailed technical studies, reports, and supporting
documentation that were used in preparing this Draft EIR are bound separately as
Technical Appendices.
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2.5 Responsible and Trustee Agencies
Lead Agency
City of Banning

For this Project, the City of Banning is the lead agency under CEQA. This Draft EIR has been prepared in
accordance with PRC §21000 et seq. and the State CEQA Guidelines (CCR §15000 et seq.). CEQA requires
lead agencies to consider potential environmental effects that may occur with implementation of a
project and to avoid or substantially lessen significant effects to the environment when feasible. When a
project may have a significant effect on the environment, the agency with primary responsibility for
carrying out or approving the project (the lead agency) is required to prepare an EIR.

Trustee, Responsible, and Cooperating Agencies

Other federal, state, and local agencies are involved in the review and approval of the Project, including
trustee and responsible agencies under CEQA. Under CEQA, a trustee agency is a state agency that has
jurisdiction by law over natural resources affected by a project that are held in trust for the people of the
State of California. A responsible agency is an agency other than the lead agency that has responsibility
for carrying out or approving a project. Responsible and trustee agencies are consulted by the CEQA lead
agency to ensure the opportunity for input and also review and comment on the Draft EIR. Responsible
agencies also use the CEQA document in their decision-making. Several agencies other than the City of
Banning may require permits, approvals, and/or consultation in order to implement various elements of
the Project.

2.6 Incorporation by Reference

Pertinent documents relating to this EIR have been cited in accordance with CEQA Guidelines §15148 or
have been incorporated by reference in accordance with CEQA Guidelines §15150, which encourages
incorporation by reference as a means of reducing redundancy and the length of environmental reports.
The following documents are hereby incorporated by reference into this EIR and are available for review
online and at the City. Information contained within these documents has been utilized for various
sections of this EIR.

The following documents have been incorporated by reference and cited as appropriate:

« The City of Banning General Plan, various elements, adopted by the City Council on
January 31, 2006, and as currently amended.

« City of Banning General Plan with Zoning Overlay Map, January 1, 2016, and as currently
amended.

. City of Banning Municipal Code (various chapters), approved through November 15, 2019.

« County of Riverside General Plan, various elements, adopted by the County Board of Supervisors
on March 22, 2004.

The above-described documents are on file with the City of Banning Community Development
Department, 99 E. Ramsey Street Banning, CA 92220 and are hereby incorporated by reference.
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