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RIVERSIDE COUNTY 

  THERMAL RANCH SPECIFIC PLAN 
 

DRAFT 
ENVIRONMENTAL IMPACT REPORT 

 
 
 

EXECUTIVE SUMMARY &  
ENVIRONMENTAL MATRIX 

INTRODUCTION 
The County of Riverside (County) has prepared this Environmental Impact Report (EIR) to evaluate the 
potential environmental impacts associated with implementation of the Thermal Ranch Specific Plan SP 
No. 00401 (Project) and associated General Plan Amendment Case No. GPA No. 2300001, Change of 
Zone No. 2300003, Tentative Tract Map No. 38578; and Plot Plan No.s 230005, 230006 and 240016. 
The County is the Lead Agency under the California Environmental Quality Act (CEQA) for this proposed 
Project.   
 
The EIR has been prepared in accordance with CEQA (as amended) (Public Resources Code §§21000-
21189.57) and the State CEQA Guidelines (California Code of Regulations, Title 14, Chapter 3, §§15000-
15387).  Under State CEQA Guidelines §15121 (Informational Document): 
 

• An EIR is an informational document which will inform public agency decisionmakers and the 
public generally of the significant environmental effect of a project, identify possible ways to 
minimize the significant effects, and describe reasonable alternatives to the project.  The public 
agency shall consider the information in the EIR along with other information which may be 
presented to the agency. 

 
• While the information in the EIR does not control the agency’s ultimate discretion on the project, 

the agency must respond to each significant effect identified in the EIR by making findings under 
Section 15091 and if necessary by making a statement of overriding consideration under Section 
15093. 

 
• The information in an EIR may constitute substantial evidence in the record to support the 

agency’s action on the project if its decision is later challenged in court. 
 
Under State CEQA Guidelines §15123, this Executive Summary describes the proposed Project, 
potentially significant impacts that could result from its implementation, and required avoidance, 
minimization and mitigation measures. Also identified in this chapter is a summary of the alternatives to 
the Project evaluated in this Draft EIR (Draft EIR or DEIR), including those that would avoid potentially 
significant effects; issues of concern/areas of controversy known to the Lead Agency; and issues to be 
resolved, including the choice among alternatives and how best to mitigate the potentially significant 
effects.   
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The reader should review, but not rely exclusively on the Executive Summary as the sole basis for 
judgment of the proposed Project and alternatives. The complete DEIR should be consulted for specific 
information about the potential environmental effects and mitigation measures to address those effects.   
 
LEAD AGENCY CONTACT:   
 
Russell Brady, Senior Planner 
County of Riverside Planning Department 
4080 Lemon Street, 12th Floor 
Riverside, California 92501 
Phone: (951) 955-3025 
Email: rbrady@rivco.org 
 
SUMMARY OF THE PROPOSED PROJECT 
 
The Thermal Ranch Specific Plan project, inclusive of accompanying Tentative Tract Map (TTM), three 
plot plan applications (PPAs), and a General Plan Amendment (GPA) and Change of Zone (CZ), is 
proposed on 619±-acres and will be comprised of a mix of uses including and centered around a 231-
acre equestrian center and related show facilities, including barns, stabling and related equestrian 
services. The equestrian center will require a maximum of 300 staff, and will have up to an additional 
8,100 visitors on peak event days comprised of owners, trainers, stable hands and visitors.  
 
Other components of the Thermal Ranch Specific Plan would include a mix of residential neighborhoods 
ranging from seasonal and year-round workforce housing and RV park facilities to large single-family 
estate lots, some suitable for keeping horses. Other residential product planned includes single-family 
attached and detached homes and resort condominiums. At buildout, the Project will provide up to 1,362 
dwelling units ranging in densities from 0.67 to 27.3 units per acre and up to 320 RV spaces.  
 
Proposed commercial areas would provide 275,000± square feet of retail and other commercial space, 
including 75,000± square feet of equestrian event-related retail space, and 10,000 square feet of office 
space at the equestrian center; and up to 150,000 square feet of retail space. A 54.4±-acre mixed use 
resort with a 150± key resort hotel, beach club, pool and other recreational amenities, and ancillary retail 
is also proposed. The Project provides four Coachella Valley Water District (CVWD) well sites to be 
located in the northern and eastern portions of the Project site.  
 
Additionally, a subdivision map (TTM No. 385378) and three Plot Plan applications have been filed and 
are addressed in this CEQA analysis. TTM No. 38578 will subdivide the property into large parcels and 
PA-2 (Estate Residential) into 132 individual lots and PA-3 into 390 single-family lots. The three plot plans 
will allow development to commence at the equestrian center and workforce housing and RV park (PA-
1 and PA-4a and b) following approval of the Specific Plan and these related applications.  
 
The Project will result in full part-width roadway improvements, phased to Project improvements, of 
Avenue 62, Harrison Street and Tyler Street. Water and sewer will be extended from immediately off-site 
to serve the proposed Project. Two sewerage lift stations are proposed in the southerly portion of the 
Project. An on-site electric power substation is also planned.  
 
The Thermal Ranch Specific Plan site is currently designated “Agriculture” in the Foundation Element 
and the Eastern Coachella Valley Area Plan (ECVAP) of the General Plan. The applicant proposes a 
land use change to the Foundation Element designation to “Community Development” and to apply a 
variety of ECVAP land use designations consistent with proposed underlying land uses. Consistency 
zoning is also proposed and a part of this Project, with proposed zoning designation that correspond to 
the proposed ECVAP and use designations. The Project GPA application also requests the deletion of 
two trail segments designated in the center of the subject property. 
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STATEMENT OF PROJECT OBJECTIVES 
 

According to the Thermal Ranch Specific Plan, various issues were considered and evaluated during the 
preparation of the Specific Plan. Engineering feasibility, water efficiency, General Plan goals, and 
compatibility with surrounding land uses were considered during the planning process. To ensure the 
functional integrity, economic viability, environmental sensitivity, and positive aesthetic contribution of this 
development, unique Project objectives were established as follows:  
 

1. Develop a high-quality master planned equestrian community and world-class equestrian center 
that will ensure equestrian sports continue to exist in the Thermal area. 

 
2. Develop an integrated community that allows equestrians, residents, and workers to live, work, 

and recreate within the project and enjoy the equestrian lifestyle. 
 
3. Develop a thoughtfully planned and integrated project to allow for a variety of uses including but 

not limited to residential, neighborhood and tourist commercial uses that compliment and 
support the equestrian center. 

 
4. Create a thriving equestrian community by providing a variety of housing options including 

estate residences, traditional single-family homes (attached and detached), modular homes, 
and RV park.  The many housing options will promote housing diversity within the project and 
provide housing for people working or otherwise associated with the equestrian center. 

 
5. Provide a comprehensive land use plan that establishes development standards, land use 

regulations, and programs to guide the orderly transition/development of the property and 
enhances connectivity with the surrounding community. 

 
6. Provide a commercial center with amenities for residents and visitors of the project and the 

surrounding communities. The commercial center will have store fronts for grocery, restaurants, 
and other retailers or service providers including enhancing access to fresh food choices. 

 
7. Accommodate phasing that provides for multi-year project development in an orderly and 

environmentally efficient manner. 
 
8. Provide flexible development regulations that allow future projects to be entitled quickly and 

easily in response to market demand and evolving design needs. 
 
9. Establish design guidelines, development regulations, use standards and procedures that result 

in cohesive and attractive landscape and architectural treatments. 
 
10. Provide a safe and efficient circulation system. 
 
11. Provide a safe and efficient network of golf-cart and pedestrian paths. 
 
12. Provide water, sewer, drainage systems and other utilities to adequately service the project and 

enhance such infrastructure in the Thermal and Oasis area to help promote housing and 
economic development opportunities in the surrounding communities. 

 
13. Promote quality development consistent with the goals and policies of the County of Riverside 

General Plan.  
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SUMMARY OF PROJECT IMPACTS AND MITIGATION MEASURES 
 
This DEIR presents the environmental impact analyses for all CEQA resource topics identified for further 
analysis in the Project’s Initial Study and Notice of Preparation (IS/NOP) and identifies mitigation 
measures to reduce significant impacts to a less than significant level, where appropriate and feasible. A 
summary of all potential environmental impacts and mitigation measures is provided in the Mitigation 
Monitoring and Reporting Program (MMRP) at the end of this summary. It is intended to provide a 
summary of the Project’s impacts and mitigation measures; please refer to Section 2 of the DEIR for the 
complete discussion and analysis. The DEIR analysis indicates that implementation of the Proposed 
Project could result in unmitigable environmental impacts. Therefore, statements of overriding 
considerations are expected to be needed, as discussed in Section 2.  
 
ALTERNATIVES SUMMARY 
 
This DEIR presents the alternatives analysis for the proposed Project. State CEQA Guidelines §15126.6 
requires that an EIR describe and evaluate the comparative merits of a range of alternatives to the project 
that could feasibly attain most of the objectives of the project but would avoid or substantially lessen any 
significant adverse effects of the project. An EIR is not required to consider every conceivable alternative 
to a project; rather, it must consider a reasonable range of potentially feasible alternatives that will foster 
informed decision-making and public participation. The State CEQA Guidelines further state that the 
specific alternative of “no project” shall also be evaluated. The alternatives evaluated in this DEIR were 
identified based on public and agency input and identification of the project’s significant environmental 
impacts in this DEIR. 
 
Alternative A – Increased Intensity Mixed-Use Alternative 
Alternative A would assume the same basic goal of a mixed-use resort residential community focused 
around a world-class equestrian center but with a greater intensification of urban land uses. Under this 
scenario, the equestrian center (PA-1) acreage would remain at 223± acres to ensure the equestrian 
uses remain viable. PA-4, which is designed to house workers and visiting competition staff at the 
equestrian center, would also remain the same as planned in the proposed Project. Estate lot 
development (PA-2) would develop at a density of 2 units per acre and provide 388 lots of 0.50± acre 
each. Densities of detached and attached single-family homes would increase to 8.7± units per acre, and 
are assumed to be attached single-family product and resulting in 605 units.  
 
Under Alternative A, commercial uses (PA-5) would increase, providing 300 hotel rooms (keys), 60,000 
square feet of retail space and 505 condo units. Commercial retail space along Harrison Street (PA-6) 
would be maximized to provide up to 200,000 square feet. In comparison with the proposed Project, 
Alternative A would result in 636 additional residential units for a 46% increase. The rationale for this 
alternative is increasing land use efficiencies, use of infrastructure, potential reductions in off-site vehicle 
miles travelled (VMT), as well as reduced pressure to develop on other, more environmentally sensitive 
sites, and enhanced airport land use compatibility.  
 
Alternative B – Low Density Residential Alternative 
Alternative B has been developed to offer a development scenario that is more consistent with the site’s 
existing use and rural uses in the area, while still facilitating the equestrian center development and 
associated resort residential character. This alternative generates lower GHG and air pollutant emissions, 
less traffic, lower demand for energy and natural resources, and a lower overall demand for public utilities 
and services.  
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Under Alternative B, the equestrian center (PA-1) acreage would remain at 223± acres to ensure the 
equestrian uses remain viable. However, the density of residential estate lots (PA-2) would be reduced 
to five acre lots, the density of attached and detached single-family homes (PA-3) would be reduced to 2 
units per acre with only single-family detached homes. The density of the resort condos (PA-5 ) would be 
reduced to 5 units per acre. Commercial development would also play a less prominent role under 
Alternative B, providing a total of 100,000 square feet of retail space (PA-5 and 6). The 150 key hotel in 
PA-5 would remain the same under this alternative. In comparison with the proposed Project, Alternative 
B would result in 474 fewer residential units for a 34% decrease. The rationale for this alternative is 
increasing consistency with surrounding land use, reduced demand for infrastructure and services, and 
potentially reducing environmental impacts due to the reduced number of residents and guests. 
 
Alternative C - No Project Alternative 
Under Alternative C (No Project Alternative) the subject property remains designated as “Agriculture” in 
the Foundation Element and the Eastern Coachella Valley Area Plan (ECVAP) of the County General 
Plan. The subject property is currently being farmed with row crops. This designation allows row crops, 
groves, nurseries, dairies, poultry farms, processing plants, and other related uses. Equestrian uses are 
not provided for under this designation. Residential development is allowed under the “Agriculture” 
designation at a maximum density of one dwelling unit per 10-acre and could provide up to 62 resident 
lots or units. Therefore, Alternative C assumes a continuation of the existing agricultural activity. 
 
Alternative D - No Retail Commercial Center or Resort Uses 
Alternative D has been developed to offer a development scenario that replaces the retail commercial 
center, resort condominium uses and hotel with estate residential property, while still facilitating the 
equestrian center development. Under Alternative D, all resort condominium uses in PA-5 and retail 
commercial square footage in PA-6 would be replaced with estate residential uses with a density of 0.42 
dwelling units per acre, or 2.3 acre lots. In addition, the density of residential lots in PA-2 would be slightly 
reduced from 0.6 to 0.5 dwelling units per acre, or two acre lots. In comparison with the proposed Project, 
Alternative D would result in 340 fewer residential units (resort condominiums) for a 25% decrease, a 
reduction in retail commercial space by 200,000 square feet for a 73% decrease, and elimination of the 
hotel use. The rationale for this alternative is reducing land use intensities, potentially reducing 
environmental impacts from mobile emissions due to the reduced number of residents and commercial 
users. 
 
NOTICE OF PREPARATION AND PUBLIC SCOPING MEETINGS 
 
When a Lead Agency determines that an EIR is required for a project, a Notice of Preparation (NOP) 
must be prepared and submitted to the State Clearinghouse, and responsible and trustee agencies. In 
addition, the County provided a copy of NOP to the Riverside County Clerk; mailed the NOP to the 
proposed project distribution list; and published the NOP in The Desert Sun newspaper (refer to Appendix 
A for these materials). The purpose of the NOP is to provide responsible and trustee agencies, and the 
public, with sufficient information describing the proposed project and the potential environmental effects, 
to enable interested parties/persons to make a meaningful response.  
 
The County issued the NOP for the Project on May 26, 2023 for a 30-day public review period which 
concluded on June 27, 2023. Two public scoping meetings were also held on-line and in-person on June 
19 and July 10, 2023 at 1:30 p.m. and served the purpose of educating and informing the public about 
the proposed Project, addressing public questions and concerns, and collecting input on the CEQA 
process. The first part of each scoping meeting included a 5-minute Power Point presentation followed 
by an open question and answer period where additional maps and exhibits were made available to 
facilitate the meeting. Comment cards and note pads were also used by County staff to record comments 



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Executive Summary and Environmental Matrix 
 

 
Riverside County ES-6 Thermal Ranch Specific Plan EIR 

and questions raised by attendees. Approximately 10 members of the public attended the two public 
scoping meetings (see Scoping Meeting Report in Appendix A: CEQA Initial Study, NOP and Scoping 
Meeting Report).  
 
The NOP was also submitted to the State of California Governor’s Office of Planning and Research, State 
Clearinghouse (SCH), which circulated the NOP to state agencies for a 30-day review and comment 
period. A public notice was also published in a newspaper of local circulation. Approximately 18 written 
comments were received from a diverse group, including individuals, association members, law firms, 
state agencies, and other organizations. The State Clearinghouse sent acknowledgement of NOP 
circulation (see Appendix A). 
 
ISSUES OF CONCERN/AREAS OF CONTROVERSY 
 
Comments received on the Thermal Ranch Notice of Preparation and at the two scoping meetings were 
diverse and of local and broader concern. They included the following: 

• Project IID substation and use of renewable energy technologies 
• Scope and scale of commercial development 
• Land use compatibility, including Native American and airport lands 
• Low-income and affordable housing 
• Lack of basic infrastructure in area 
• Community engagement 
• Local socio-economic conditions 
• Air quality and greenhouse gas emissions 
• Manure odor and management 
• Transportation, traffic and vehicle miles traveled 
• Biological and cultural resources 
• Water resources and landscape materials 
• Artificial nighttime lighting 
• Agricultural lands 
• Aesthetic and scenic resources 

 
 
ENVIRONMENTAL SUMMARY MATRIX 
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MITIGATION MONITORING & REPORTING PROGRAM 
County of Riverside / Thermal Ranch Specific Plan et al 

Draft EIR/ SCH No. 2023050624 
 

Resource 
Topic 

Level of 
Impact After 
Mitigation 

Mitigation Measures 
Responsible 

Party/ 
Monitoring 

Party 

Implementation 
Timing 

Aesthetics  a) Less Than 
Significant 

AES-1 Landscaping plans and materials along rights-of-way and other development site 
perimeters shall serve to create a harmonious transition between individual 
development sites and the surrounding environment. Visual order in landscape 
designs and materials shall be used to establish or enhance visual order to 
streetscapes, parking areas, building perimeters and open space areas. 

County, 
Developer 

Prior to approval of 
landscaping plans. 

 b) Less Than 
Significant 

AES-2 Free-standing walls and fences, where contemplated, shall be constructed as so as 
to minimize impacts to scenic vistas to the greatest extent practicable, and to define 
and delineate surrounding areas. Individual project landscaping should frame views, 
obscure or soften hard edges and enhance security. 

County, 
Developer 

Prior to approval of 
landscaping plans 
and site plans. 

 c) Less Than 
Significant 

AES-3 All outdoor lighting shall be in compliance with Riverside County Lighting Ordinances 
655 and 915, and applicable Specific Plan guidelines. Other lighting 
recommendations include the following:   
a. Outdoor lighting shall be limited to the minimum height, number and intensity of 

fixtures needed to provide security and identification, taking every reasonable 
effort to preserve the community’s night skies.   

b. Lighting fixtures shall be of appropriate scale, style, and character of the 
architecture. No lighting which incorporates flashing, pulsing or is otherwise 
animated shall be permitted.  

c. The intensity of light at the boundary of the HBFC campus shall not exceed 
seventy-five (75) foot lamberts from a source of reflected light.   

d. All lighting shall be directed onto the site and away from adjacent properties 
with appropriate shielding, and minimal fixture height to ensure minimum impact 
on adjoining lands and streets.  

e. Elevated lighting, including but not limited to parking lot lighting, shall be full-
cutoff fixtures. Drop or sag lens fixtures shall not be permitted.    

County, 
Developer 

Prior to approval of 
landscape/lighting 
plans. 

 a) b) Other 
Lighting  
Less Than 
Significant 

AES-4 Landscape lighting shall be shielded to direct and limit areas of illumination to the 
individual development site. No up-lighting that spills into the night sky shall be used. 
Landscape lighting plans and details shall be included with the final landscape plans. 

County, 
Developer 

Prior to approval of 
landscape/lighting 
plans. 

 
 
 

 AES-5 Exterior building and other security lighting for individual developments shall be 
integral to the building architecture and/or landscape plan, shall avoid excessive 
lighting levels and direct and shield illumination to protect adjoining properties and 
night skies. 

County, 
Developer 

Prior to approval of 
landscape/lighting 
plans. 
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Resource 
Topic 

Level of 
Impact After 
Mitigation 

Mitigation Measures 
Responsible 

Party/ 
Monitoring 

Party 

Implementation 
Timing 

Aesthetics 
Cont. 

 AES-6 Where practicable, on-site electrical power lines shall be installed underground. 
Transformers and other power conditioning equipment shall be pad-mounted or 
placed in underground vaults, as determined appropriate by the County and Imperial 
Irrigation District (IID). 

County, IID, 
Developer 

Concurrent with 
project 
construction. 

  AES-7 Lighting at the IID substation and all CVWD well sites shall be fully shielded from 
adjoining properties or streets, and the minimum intensity needed to provide security 
and meet the functional needs of these facilities. 

County, 
CVWD, IID, 
Developer 

Prior to approval of 
substation and well 
site plans. 

Air Quality  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

Less Than 
Significant  

AQ-1  Dust Control 
              The Project will be required to prepare a construction Dust Control Plan pursuant to 

SCAQMD Rule 403.1 (General Policy AQ Policy 4.9) that shall be prepared and 
implemented by all contractors during construction activities, including ground 
disturbance, grading, and materials import and export. The plan requires 
implementation of best management practices, which may include:  
• Treat and stabilize soil where activity will cease for at least four consecutive 

days; 
• All construction grading operations and earth moving operations shall cease 

when winds exceed 25 miles per hour; 
• Water of site and equipment morning and evening and during all earth-moving 

operations; 
• Operate street-sweepers on impacted paved roads adjacent to site; 
• Establish and strictly enforce limits of grading for each phase of construction; 
• Wash off trucks as they leave the project site to control fugitive dust emissions; 
• Cover all transported loads of soils, wet materials prior to transport, provide 

freeboard (space from the top of the material to the top of the truck) to reduce 
PM10 and deposition of particulate matter during transportation; 

• Use track-out reduction measures such as gravel pads at project access points 
to minimize dust and mud deposits on roads affected by construction traffic. 

• Dust suppressants shall be applied on all unpaved roads within the project 
construction footprint. 

• Limit vehicle speeds on unpaved roads to 25 mph. 
  

County, 
Developer 

Approved dust 
control plans prior 
to site disturbance. 
Adherence to the 
confirmed plans 
during all project 
plan reviews.   

 
Less Than 
Significant  

AQ-2 Construction Equipment Emission Reductions 
The following measures will reduce NOx and ROG emissions from construction 
equipment: 
• Limit heavy-duty diesel vehicle idling to less than 5 minutes at a single location 

(vehicles more than 10,000 lbs.) 
• Use oxidation catalysts on all construction equipment. The oxidation catalyst 

must achieve a minimum 15% reduction in NOx emissions. 
 

County, 
Developer  

Approved dust 
control plans prior 
to site disturbance. 
Adherence to the 
confirmed plans 
during all project 
plan reviews.    
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Resource 
Topic 

Level of 
Impact After 
Mitigation 

Mitigation Measures 
Responsible 

Party/ 
Monitoring 

Party 

Implementation 
Timing 

Air Quality 
Cont. 

Less Than 
Significant 

AQ-3 Title 24 Compliance 
All building construction shall comply with energy use guidelines detailed in Part 6 
(California Energy Code) and/or Part 11 (California Green Building Standards Code) 
of Title 24 of the California Code of Regulations. 

 

County, 
Developer 

Ongoing 

 Less Than 
Significant 

AQ-4     Operational Dust Control Plan 
The Project proponent shall prepare and implement an operational Fugitive Dust 
Control Plan for the proposed equestrian center (Planning Area 1) consistent with the 
recommendations in SCAQMD Rule 403, including Table 4 therein. The plan shall 
effectively reduce particulate matter emissions associated with the equestrian center, 
including the application of dust suppressants to disturbed or unpaved surfaces. 

 

Developer, 
HOA 

Ongoing 

 Less Than 
Significant 

AQ-5 Landscape Maintenance 
Electric landscape maintenance equipment, including leaf blowers and lawn mowers, 
shall be used on-site to the greatest extent practicable.  

 

Developer, 
HOA 

Ongoing 

  AQ-6     Cleaning Products 
Water-based or low VOC cleaning products shall be used on-site to the greatest 
extent practicable.  

 

  

  AQ-7  Recycling Programs 
All future development shall participate in a recycling program to reduce the amount 
of solid waste disposed of in landfills. 

  

Biological 
Resources 

Less Than 
Significant 

BIO-1 Construction of the Project and the Middleton Reservoir either must avoid initiating 
site disturbance during the nesting season (February 1 to August 31) or, if 
construction or other Project-related activities will proceed during nesting season, 
then nesting bird surveys must be conducted by a qualified ornithologist or biologist 
immediately prior to on-site disturbance. Surveys must be conducted no more than 
three days prior to commencement of site disturbance. Surveys must be conducted 
no more than three days prior to commencement of site disturbance. The biologist 
must have a Memorandum of Understanding (MOU) with the County. The biologist 
must have a Memorandum of Understanding (MOU) with the County. If nesting birds 
are found on the Project site, no work is permitted near the nest until the young have 
fledged. The CDFW generally recommends avoidance buffers of about 500 feet for 
birds-of-prey and species listed as threatened or endangered, and 100 to 300 feet for 
unlisted songbirds. Relocation plans must also be submitted to and approved by the 
County Environmental Programs Department prior to implementation. 

County, 
Developer 

Prior to issuance of 
grading permits or 
other site-
disturbing 
authorizations. 
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Resource 
Topic 

Level of 
Impact After 
Mitigation 

Mitigation Measures 
Responsible 

Party/ 
Monitoring 

Party 

Implementation 
Timing 

Biological 
Resources 
Cont. 

Less Than 
Significant 

BIO-2 A preconstruction burrowing owl survey following the CDFG (2012) guidelines must 
be conducted prior to any ground-disturbing activities at the Project and Middleton 
Reservoir sites. If found on site, and unless avoidable, all burrowing owls must be 
relocated prior to any ground disturbing activities. If burrowing owls remain on-site, a 
Burrowing Owl Relocation and Management Plan must be prepared to describe how 
the burrowing owl will be actively or passively relocated per CDFW guidelines. 
Relocation will also require prior permission from the CDFW and shall only occur 
outside of the breeding season. Relocation plans must also be submitted to and 
approved by the County Environmental Programs Department prior to 
implementation. 

County, 
Developer 

Prior to ground 
disturbance. 

Cultural and 
Historic 
Resources  
 
 
 
 
 
 
 

Less Than 
Significant 

CUL-1  Concurrent with the initiation of ground disturbing activities, a  Native American 
monitor shall be present on site to observe earthwork and related activities (including 
any archaeological testing and surveys). If during ground-disturbance activities, 
including grading, excavation and other construction activities, unanticipated cultural 
resources are discovered, the following procedures must be followed: All grading and 
construction activities within 100 feet of the discovered cultural resource must be 
halted and the applicant shall contact the County Archaeologist immediately upon 
discovery of the cultural resource. A meeting shall be organized convening 
appropriate parties, potentially including the developer, the project archaeologist, 
Native American tribal representatives, and the County Archaeologist, to discuss the 
significance of the find. The convened parties shall decide upon the appropriate 
treatment for the cultural resource. Resource evaluations shall be limited to 
nondestructive analysis. Further ground disturbance must not resume within the area 
of the discovery until the appropriate treatment has been accomplished. 

County, 
Developer 

During site 
disturbance, 
excavations and 
grading. 

 
Less Than 
Significant 

CUL-2 If human remains are encountered during grading or other construction activities, no 
further disturbance shall occur until the Riverside County Coroner has made the 
necessary findings as to origin. The remains must be left in place and free from 
disturbance until a final decision as to the treatment and their disposition has been 
made. If the coroner determines the remains to be of Native American heritage, the 
NAHC shall be contacted by the Coroner within 24 hours. The NAHC must identify 
the most likely descendant, who may then make recommendations and engage in 
consultation with the property owner concerning the appropriate treatment of the 
remains. 

 

County, 
Developer 

During all phases 
of construction, as 
appropriate. 

Energy Less Than 
Significant No mitigation required. N/A N/A 



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Executive Summary and Environmental Matrix 
 

 
County of Riverside  ES-11                Thermal Ranch Specific Plan EIR 

Resource 
Topic 

Level of 
Impact After 
Mitigation 

Mitigation Measures 
Responsible 

Party/ 
Monitoring 

Party 

Implementation 
Timing 

Geology & 
Solis 

Less Than 
Significant 

GEO-1 Earthwork and Grading:  All earthwork and grading should be performed in 
accordance with all applicable requirements of the grading and excavation codes of 
the County of Riverside, and in compliance with all applicable provisions of the 2019 
California Building Code (2019 CBC). Grading shall also be performed in accordance 
with the Petra Geotechnical Report.  

County, 
Developer, 
Project 
Geologist 

Following issuance 
of grading permits; 
Ongoing 

 Less Than 
Significant 

GEO-2  Liquefaction:  Structural foundation designs and subsurface soil improvements shall 
be conducted as recommended in the Petra Geotechnical Investigation and based on 
the California Code of Regulations Volume 18, Title 14, Article 10, Section 3721[a]) 
to minimize liquefaction hazards. Such measures shall include but are not limited to 
overexcavation and hydrocompaction, other remedial grading, strengthening and 
deepening structural foundations. 

County, 
Developer, 
Project 
Geologist 

Following issuance 
of grading permits; 
Ongoing 

 Less Than 
Significant 

GEO-3  Geotechnical Observations and Testing:   Prior to the start of earthwork, the owner, 
contractor and geotechnical consultant shall meet to discuss the work schedule and 
geotechnical aspects of the grading. 

County, 
Developer 

Prior to initiation of 
earthwork. 

 Less Than 
Significant  
 

GEO-4 Earthwork: Earthwork will generally entail removal and re-compaction of the near 
surface soils, and as appropriate shall be accomplished under full-time observation 
and testing by the Project geotechnical consultant. The geotechnical consultant shall, 
as appropriate, be present onsite during all earthwork operations to document 
placement and compaction of fills, as well as to document compliance with the other 
recommendations presented in the Petra Geotechnical Report. Fill materials shall be 
free of rocks or cobble larger than 8 inches. 

County, 
Developer, 
Project 
Geologist 

Following issuance 
of grading permits; 
Ongoing 

 
Less Than 
Significant  

GEO-5 Ground Improvement:  Ground improvements consisting of removal and 
recompaction of loose, near surface soils, is required to minimize dynamic settlement 
of dry soils. Other methods may include deep dynamic compaction, additives to the 
soils, such as cement or fiber (e.g., nylon) and flooding of in-place loose granular 
soils, to increase the density of the resultant compacted fill and thereby removing or 
reducing to insignificant levels the tendency to settle under dynamic shaking. Deep 
foundation elements should also be considered, as determined by the project 
geologist, when effective at bypassing zones of loose sand subject to dynamic 
settlement. 

County, 
Grading 
Contractor, 
Project 
Geologist 

Ongoing. 

 
 
 
 
 
 
 

Less Than 
Significant 

GEO-6 Demolition, Clearing and Grubbing:  All existing structures, foundations, asphalt or 
concrete pavements, vegetation and subsurface utility installations throughout the 
site shall be demolished and removed from the site. Following demolition, clearing 
operations shall also include the removal of any remaining trash, debris, vegetation 
and similar deleterious materials including the root balls from any trees or other 
vegetation. Any cavities or excavations created upon removal of subsurface 
structures or inclusions shall be cleared of loose soil, shaped to provide access for 
backfilling and compaction equipment and then backfilled with engineered fill.  

 

County, 
Developer, 
Demolition 
Contractor, 
Grading 
Contractor 
County, 
Developer, 

Prior to initiating 
grading or other 
site disturbance. 
 
 
During grading and 
other site 
disturbance. 
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Resource 
Topic 

Level of 
Impact After 
Mitigation 

Mitigation Measures 
Responsible 

Party/ 
Monitoring 

Party 

Implementation 
Timing 

Geology & 
Soils Cont. 
 
  

 The project geotechnical consultant shall provide periodic observation and testing 
services during final clearing and grubbing operations to document compliance with 
the above recommendations. In addition, should unusual or adverse soil conditions 
or unanticipated buried structures be encountered during grading that are not 
described in the Project Geotechnical Report, these conditions shall be brought to 
the immediate attention of the project geotechnical consultant for corrective 
recommendations. 

Grading 
Contractor, 
Project 
Geologist 

  GEO-7 Undocumented Fill:  Any existing undocumented fill and near surface native soils are 
considered unsuitable for support of proposed structures and should be removed to 
expose underlying competent alluvial materials as approved by the project 
geotechnical consultant. The estimated depth of removal of fill soils, if any, is 
recommended to be approximately 6 feet below the existing ground surface in 
proposed building areas, and 2 feet for local streets, alleyways and drives. The actual 
depths and horizontal limits of soil removals and overexcavations shall be evaluated 
upon availability of the site grading plan and during grading on the basis of 
observations and testing performed by the project geotechnical consultant. 
Excavated soils, if free of deleterious materials, are considered acceptable for use as 
compacted fill. 

  

 
Less Than 
Significant  

GEO-8 Dust Control/Soil Erosion Plan:  All grading plans shall include a soil erosion 
prevention/dust control plan. Blowing dust and sand during grading operations shall 
be mitigated by adequate watering of soils prior to and during grading, and limiting 
the area of dry, exposed and disturbed materials and soils during these activities. To 
mitigate against the effects of wind erosion after site development, a variety of 
measure shall be provided including maintaining moist surface soils using chemical 
soil stabilizers or by other approved means. Project grading shall be conducted in 
strict compliance with the requirements of the SCAQMD and the Coachella Valley 
PM10 SIP. Also see Section 2.5: Air Quality. 

County, 
Developer 

Prior to approval of 
grading plans. 

 
Less Than 
Significant  

GEO-9 Graded Slopes:  Unprotected, permanent graded slopes shall not be steeper than 3:1 
(horizontal/vertical) to reduce wind and water erosion. Fill slopes shall be overfilled 
and trimmed back to competent material. Fill slope surfaces shall be compacted to 
90% of the laboratory maximum dry density by either over-filling and cutting back to 
expose a compacted core, by approved mechanical methods and as otherwise 
recommended in the Petra Geotechnical Investigation.  

County, 
Developer, 
Grading 
Contractor, 
Project 
Geologist 

Ongoing.  

 
 
 
 
 

Less Than 
Significant  

GEO-10 Site Drainage:  Positive surface drainage shall be provided around buildings and 
within any planter areas to collect and direct all surface waters to an appropriate 
drainage facility as determined by the project civil engineer. The ground surfaces of 
planter and landscape areas that are located within 10 feet of building foundations 
should be sloped at a minimum gradient of 5 percent away from the foundations and 

County, 
Developer 

During grading 
permits and other 
ground 
disturbance; fine 
grading stage. 
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Resource 
Topic 

Level of 
Impact After 
Mitigation 

Mitigation Measures 
Responsible 

Party/ 
Monitoring 

Party 

Implementation 
Timing 

 
Geology & 
Soils Cont.  

towards the nearest area drains. The ground surface of planter and landscape areas 
located more than 10 feet away from building foundations may be sloped at a 
minimum gradient of 2 percent away from the foundations and towards the nearest 
area drains.  

 

 Concrete flatwork surfaces to be located within 10 feet of building foundations shall 
be inclined at a minimum gradient of one percent away from the building foundations 
and towards the nearest area drains. 

 

 Concrete flatwork surfaces that are located more than 10 feet away from building 
foundations may be sloped at a minimum gradient of 1 percent towards the nearest 
area drains.  

 

 Surface waters should not be allowed to collect or pond against building foundations 
and within the level areas of the site. All drainage devices shall be properly 
maintained throughout the lifetime of the development. Future changes to site 
improvements, or planting and watering practices, shall not be allowed to cause over-
saturation of site soils adjacent to the structures. 

 

To maintain the integrity of local and regional groundwater level controls, a 
subsurface tile drain system shall be constructed or maintained to ensure that on-site 
groundwater levels are properly managed and maintained. 

 

To maintain the integrity of local and regional groundwater level controls, a 
subsurface tile drain system shall be constructed or maintained to ensure that on-site 
groundwater levels are properly managed and maintained.  

Less Than 
Significant  

GEO-11 Soil Erosion Protection:  There shall be a cessation of grading activities during 
rainstorms or high wind events. As necessary, the project contractor shall install flow 
barriers and soil catchments (such as straw bales, silt fences, and temporary 
detention basins) during construction to control soil erosion. 

County, 
Developer 

Prior to 
development 
approval and final 
construction plan 
set. 

  Less Than 
Significant  

GEO-12 Imported Soils:  Imported soils (if needed) shall be non-expansive, granular soils 
meeting USCS classifications of prescribed in the Petra Geotechnical Investigation. 
Imported fill shall be placed in maximum 8-inch lifts (loose) and compacted to at least 
90 percent relative compaction (ASTM D 1557) near optimum moisture content. 

County, 
Developer 

During site 
grading.  

  Less Than 
Significant 

GEO-13 Excavations:  Excavations within sandy soil shall be kept moist, but not saturated, to 
reduce the potential of caving or sloughing. Where excavations over 4 feet deep are 
planned, lateral bracing or appropriate cut slopes of 1.5:1 (horizontal/vertical) shall be 
provided. No surcharge loads from stockpiled soils or construction materials shall be 
allowed within a horizontal distance measured from the top of the excavation slope 
and equal to the depth of the excavation. 

County, 
Developer 

During site 
grading. 
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Resource 
Topic 

Level of 
Impact After 
Mitigation 

Mitigation Measures 
Responsible 

Party/ 
Monitoring 

Party 

Implementation 
Timing 

Greenhouse 
Gas 
Emissions 

Less Than 
Significant 

. GHG-1 Solar Energy Requirements 
As required by Measure R2-CE1 of the Riverside County CAP Update, the project 
will generate on-site renewable energy providing at least 20% of energy demanded 
for commercial, office, industrial, and multi-family development, and at least 30% of 
energy demanded for single-family residential development. As required by 2022 
Title 24 building standards, all new residential builds shall install solar panels. 

County, 
Developer 

Concurrent with 
preparation and 
approval of 
building plans. 

 Less Than 
Significant 

GHG-2 Electric Vehicle Charging 
 Provide electric vehicle charging infrastructure in both commercial parking lots and 

residential garages. 

County, 
Developer 

Concurrent with 
preparation and 
approval of 
improvement plans. 

 Less Than 
Significant 

GHG-3 Energy Efficient Appliances and Equipment 
 All new residential and commercial construction shall install energy efficient 

appliances that are ENERGY STAR-certified. The project shall require the use of all 
feasible efficient heating equipment and other appliances, such as water heaters, 
swimming pool heaters, cooking equipment, refrigerators, furnaces and boiler units 
(General Plan AQ Policy 4.2) 

County, 
Developer 

Concurrent with 
preparation and 
approval of 
building plans. 

 Less Than 
Significant 

GHG-4 Loading Dock Electrification 
 All commercial and industrial loading docks shall be electrified, and transport 

refrigeration units (TRUs) and auxiliary power units (APUs) shall be plugged into the 
electric dock instead of running on diesel. 

County, 
Developer 

Concurrent with 
preparation and 
approval of 
building plans. 

 Less Than 
Significant GHG-5 Public Lighting 

Public street and area lighting shall use high efficiency lighting, such as warm 
temperature LED lighting, consistent with guidelines of the International Dark Sky 
Association. 

County, 
Developer 

Concurrent with 
preparation and 
approval of street 
and street lighting 
plans. 

 Less Than 
Significant 

GHG-6 Water-Efficient Landscapes 
Design water-efficient landscapes. Assumes most residential and commercial 
landscaping will be drought tolerant landscaping with a low water demand requiring a 
drip system, with the exception of the equestrian center which will include large grass 
areas. This is a proposed design feature of the Project. 

County, 
Developer 

Concurrent with 
preparation and 
approval of 
landscape and 
irrigation plans. 

Hazards and 
Hazardous 
Materials 

Less Than 
Significant 

HAZ-1 The waste oil in the 5-gallon bucket in the shop building and 55-gallon drum south of 
the shop building shall be transferred to DOT-certified 55-gallon drums, appropriately 
labeled, and then transported from the site to a local State-licensed recycler. The oil-
impacted soil beneath and adjacent to the waste oil containers shall be excavated 
and placed into DOT-certified 55-gallon drums. The estimated volume of impacted 
soil beneath the 5-gallon bucket is 24 cubic feet (four 55-gallon drums). The 
estimated volume of impacted soil beneath the 55-gallon drum is 40 cubic feet (six 

County, 
Developer 

Prior to 
disturbance. 



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Executive Summary and Environmental Matrix 
 

 
County of Riverside  ES-15                Thermal Ranch Specific Plan EIR 

Resource 
Topic 
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Implementation 
Timing 

55-gallon drums). This soil shall be transported from the site and properly disposed 
at a State-licensed disposal facility. 

 Less Than 
Significant 

HAZ-2 If the on-site groundwater well will not be used during Project operations, then it shall 
be abandoned in accordance with applicable County regulations (Ordinance No. 
682). If the well will be used for potable purposes (animal or human), groundwater 
shall first be tested for potential contaminants such as arsenic and fluoride. If 
elevated concentrations are identified, then the groundwater must be treated before 
potable use or must be limited to non-potable uses.  

County, 
Developer, 
General 
Contractor 

As deemed 
appropriate by 
Developer 

Hazards and 
Hazardous 
Materials 
Cont. 

Less Than 
Significant 

HAZ-3 If the on-site irrigation pipes are removed, they shall be tested for asbestos. If 
asbestos is reported in the pipe in concentrations that exceed regulatory limits, then it 
shall be removed and disposed in accordance with local and state guidelines, and 
under the guidance of a state-certified Asbestos Consultant.  

County, 
Developer, 
General 
Contractor 

As deemed 
appropriate by 
Developer 

 Less Than 
Significant 

HAZ-4  Prior to removal, the existing on-site shop and other buildings shall be surveyed for 
asbestos in accordance with County demolition guidelines. The survey shall be 
overseen by a state-certified Asbestos Consultant, and provide results regarding the 
presence of asbestos-containing materials, their location, estimated quantity, and 
recommendations for removal, containment, and disposal.  

County, 
Developer, 
General 
Contractor 

Prior to 
disturbance to or 
demolition of 
buildings. 

 
 
 
 

Less Than 
Significant 

HAZ-5 The grading and general contractors shall monitor site disturbing operations for 
visible soil staining and odor, as well as the presence of unknown hazardous material 
sources during on-site soil excavations. If evidence of hazardous materials 
contamination or sources, such as buried 55-gallon drums or underground storage 
tanks, are suspected or identified, then an environmental professional shall be 
retained to evaluate the proper course of remedial action.  

Developer, 
General and 
Grading 
Contractors 

Ongoing 

  HAZ-6 Prior to the initiation of Project-related site disturbance and in consultation with the 
Department of Toxic Substance Control, additional soil sample collection and testing 
shall be conducted across the site, including around the existing ag buildings and in 
areas where soil contamination has been identified. Sampling shall also be 
conducted at locations such as pits, sumps, or other underground waste disposal 
areas where agro-chemicals or other potentially hazardous materials may have been 
prepared or disposed of. Said sampling and testing shall be performed in 
conformance with the Department of Toxic Substance Control’s “Interim Guidance for 
Sampling Agricultural Properties” (DTSC, 2008). The results shall be reported to 
County Environmental Health and shall be found to be acceptable prior to the 
initiation of site disturbing activities. 

  

 Less Than 
Significant 

AIR-1  If the Project will include stormwater retention basins, such features must drain within 
48 hours following the end of flooding events. Retention structures shall remain dry 
between such events. Permanent retention of water, defined as outside the above 
parameters, is prohibited within the separation criteria defined by the FAA and ALUC.  

Developer, 
Project 
Engineer, 
Contractor 

Concurrent with 
final drainage 
facilities designs. 
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Hazards and 
Hazardous 
Materials 
Cont. 

Less Than 
Significant 

AIR-2 If the developer proposes any long-term water features with untreated water that 
could allow vegetation in or along the edges of the feature, the following strategies 
must be applied to minimize the attractiveness to potentially hazardous species: 

o The shape of any natural water features shall be engineered to eliminate coves, 
peninsulas, and convoluted shorelines to create an open structure that is less 
attractive to species of interest.  

o A water clarification system shall be installed to “sterilize” the water and remove 
organic matter that would otherwise form the base of a food chain that could 
promote zooplankton, macroinvertebrates and larger species that would feed on.  

o The walls of any potential water features shall be designed with steep sides in 
order to limit shallow shoreline access for wading birds, and developed with a 
sand or gravel shoreline to prevent vegetation from forming. In addition, 
vegetation shall be prevented from growing along the margins of water features.  

o The Project shall have staff dedicated to maintenance of any potential water 
features. This maintenance would involve cleaning of debris, and removal of 
vegetation and algae. 

Developer, 
Project 
Engineer, 
Project 
Landscape 
Architect 

Prior to approval of 
related grading 
plans. 

 Less Than 
Significant 

AIR-3 Equestrian buildings, including stables and arenas, shall include measures to deter 
birds from using such structures for shade or cover, as well as for nesting or roosting. 
Facilities for housing animals, feed production areas, feed troughs, and manure may 
also attract birds, and thus require mitigation. The following design and passive 
deterrence measures, as appropriate, will serve to avoid and/or minimize bird-related 
impacts:  

o Stables, arenas, and other structures shall be designed to minimize open, 
exposed ceilings with perching sites available.  

o Netting may be applied inside stables, arenas, and other structures to limit access 
to I-beams or other such supporting structures that may be favorable perching 
sites. Anti-perching spike strips may also be applied to favorable perching sites.  

o Feeding troughs, feed storage areas, or feed bins should occur under shade or 
other covered structures to limit visual exposure to flocking birds. 

o Minimize or preclude standing water in irrigated hayfields or other grazing areas. 
Water applied to such areas shall be limited to what is necessary to control dust or 
maintain vegetation and shall not be allowed to accumulate in puddles or along 
furrows.  

o Riding, training, and competition areas with grassy covering should use drought-
resistant grass species to minimize water use.  

Manure shall be routinely removed from facilities and training areas and contained for 
disposal to avoid exposure to wildlife. 

Developer, 
Project 
Architect, 
Equestrian 
Center 
Manager 

Prior to final 
building design 
approvals and 
ongoing. 
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Hazards and 
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Materials 
Cont. 

Less Than 
Significant 

AIR-4 If the Project will include a miniature golf course, it shall be constructed using artificial 
turf. No water features should be included as part of the course design.  

Developer, 
General 
Contractor 

Prior to final 
approval of 
feature. 

 Less Than 
Significant 

AIR-5 The Project shall ensure that landscape plans, including for the equestrian center, are 
compliant with the Riverside County ALUC landscaping guidelines. The guidelines 
include:  

o Vegetation used on site shall be suitable for xeriscape landscapes to minimize the 
need for irrigation.  

o Vegetation that produces seeds, fruits, or berries, or that will provide dense cover 
for nesting for roosting should be avoided.  

Developer, 
Project 
Landscape 
Architect, 
CVWD 

Prior to issuance of 
final landscape 
plan approvals.  

 Less Than 
Significant 

AIR-6 All household or industrial trash that includes organic material or food items shall be 
contained and covered at all times.  

o Manure generated in both community and individuals stables and horse training 
and competition areas shall be removed in conjunction with daily maintenance of 
facilities.  

o Dumpsters and household trash containers shall have lids that remain closed and 
that cannot be breeched or opened by birds or other wildlife.  

o Signs should be prominently placed in strategic locations to ensure that 
concessions and patrons using on-site swimming pools, recreational facilities, 
miniature golf courses, and clubhouses shall not intentionally or unintentionally 
feed birds anywhere on site. The no feeding policy shall be strictly enforced and 
shall be a mandatory inclusion in project covenants governing residents and 
guests.  

Equestrian 
Center and 
Commercial 
Center 
Manager, 
HOAs, etc. 

Ongoing. 

 Less Than 
Significant 

AIR-7 In addition to the passive deterrent measures provided above, wildlife management 
may include additional active deterrent measures, as necessary. Examples of 
possible active deterrent measures include:  

o Maintenance personnel trained and equipped to disperse birds that may attempt 
to access the facility. Such active harassment would be particularly important for 
the equestrian facilities and for any water bodies.  

o Sonic devices, particularly long-range hailing devices with focused, high-decibel 
sound may be used to deter birds from the site.  

o Other methods of active deterrents, each with specific requirements and 
limitations include: remote-controlled devices such as drones, trained dogs, 
trained birds of prey, lasers, and removal of nests. 

Equestrian 
Center 
Manager,  

Ongoing. 
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Hydrology and 
Water Quality 

Less Than 
Significant 

HYD-1  Project Plan Review:  Prior to finalizing the hydrologic design and engineering plans 
for Project stormwater improvements, said plans shall be reviewed and approved by 
County Planning and CVWD to ensure that these improvements do not interfere with 
or adversely affect local groundwater or drainage facilities.  

County, 
Developer 

Prior to the 
issuance of 
grading permits. 

 
Less Than 
Significant 

HYD-2  NPDES Requirements:  The proposed Project shall comply with the requirements of 
the National Pollution Discharge Elimination System (NPDES). 

County, 
Developer, 
Project 
Engineer 

Prior to the 
issuance of 
grading permits. 

 Less Than 
Significant 

HYD-3  General BMPs:  The implementation of BMPs during and following construction 
activities shall ensure that erosion and siltation from earthmoving and other activities 
is limited. Exposed soil from excavated areas, stockpiles, and other areas where 
ground cover is removed shall be stabilized by wetting or other approved means to 
avoid or minimize the inadvertent transport by wind or water. Temporary construction 
BMPs considered and incorporated into the project, as appropriate, would include:  

• Soil stabilization (erosion control) techniques such as on-going site watering, soil 
binders, etc.;  

• Sediment control methods such as retention basins, silt fences, and dust control;  
• Temporary de-silting basins will be constructed incrementally to store and clarify 

water adjoining de-watered areas and will be backfilled once work is completed. 
• Contractor training programs;  
• Material transfer practices;  
• Waste management practices such as providing designated storage areas and 

containers for specific waste for regular collection; 
• Concrete washout slurry shall be discharged and disposed of in an approved 

manner; 
• Access drive cleaning/tracking control practices; 
• Vehicle and equipment cleaning and maintenance practices; and 
• Fueling practices.  

County, 
Developer 

Prior to initiation of 
grading and 
ground 
disturbance; 
ongoing. 

 
 
 
 
 
 
 
 
 

Less Than 
Significant 

HYD-4  Stormwater Pollution Prevention Plan:  The construction contractor shall implement a 
County-approved (SWPPP) during construction of the Project. The SWPPP shall 
identify specific best management practices (BMPs) that will be implemented during 
project construction. BMPs implemented as a part of the Project will ensure that the 
Project meets the requirements of the California State Water Resources Control 
Board NPDES Construction General Permit. 

 Construction-related erosion and sediment controls, including any necessary 
stabilization practices or structural controls, shall be implemented at and in all 

County, 
Project 
Engineer, 
General 
Contactor 

Prior to issuance of 
grading permits. 
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Level of 
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Mitigation Measures 
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Party/ 
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Party 

Implementation 
Timing 

 
Hydrology and 
Water Quality 
Cont. 
 

potentially affected drainages. General structural practices may include, but are not 
limited to, silt fences, earth dikes, drainage swales, sediment traps, check dams, 
reinforced soil retaining systems, temporary or permanent sediment basins and flow 
diversion.  

 Temporary erosion and sediment control measures shall be installed during or 
immediately after initial disturbance of the soil, maintained throughout construction 
(on a daily basis), and reinstalled until replaced by permanent erosion control 
structures or final grading and other site disturbances are complete. In addition, the 
following specific actions shall be taken to ensure that impacts are less than 
significant. 

a) The construction shall be avoided within the limits of identified drains or 
waterways, except as authorized by federal, state or local permits. 

b) Protect drainage inlets and outlets from construction material intrusions using 
temporary berms to prevent incision, erosion, and sedimentation. 

c) Erosion control measures appropriate for on-the-ground conditions, including 
percent slope, length of slope, and soil type and erosive factor, shall be 
implemented. 

d) Temporary erosion controls such as straw bales and tubes, geotextiles and other 
appropriate diversion and impounding materials and facilities shall be properly 
maintained throughout construction (on a daily basis) and reinstalled (such as 
after backfilling) until replaced with permanent erosion controls or restoration is 
complete. 

e) Along the Project’s south boundary and adjacent to or within the Project 
construction area, the contractor shall install sediment barriers along the edge of 
the construction right-of-way to contain spoil and sediment within the 
construction area and limit discharge into adjoining ag drains. 

f) Ensure that all employees and contractors are properly informed and trained on 
how to properly install and maintain erosion control BMPs. Contractors shall 
require all employees and contractors responsible for supervising the installation 
and maintenance of BMPs and those responsible for the actual installation and 
maintenance to receive training in proper installation and maintenance 
techniques. 

g) Project scheduling will include efficient staging of the construction that minimizes 
the extent of disturbed and destabilized work area and reduces the amount of 
soil exposed and the duration of its exposure to wind, rain, and vehicle tracking. 
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Timing 

h) The sequencing and time frame for the initiation and completion of tasks, such as 
site clearing, grading, excavation, paving and other construction, shall be 
planned in advance to ensure minimization of potential impacts. 

Hydrology and 
Water Quality 
Cont. 

Less Than 
Significant 

HYD-5  Petroleum BMPs:  To prevent petroleum products from contaminating soils and water 
bodies in the vicinity, the following BMPs shall be implemented: 

a) Construction equipment and vehicles shall be properly maintained to prevent 
leakage of petroleum products. 

b) Vehicle maintenance fluids and petroleum products shall be stored, and/or 
changed in staging areas established at least 100 feet from delineated streams 
and other drainages. These products must be discarded at disposal sites in 
accordance with state and federal laws, rules, and regulations. 

c) Drip pans and tarps or other containment systems shall be used when changing 
oil or other vehicle/equipment fluids. 

d) Areas where discharge material, overburden, fuel, and equipment are stored 
shall be designed and established at least 100 vegetated (permeable) feet from 
the edge of drainages. 

e) Any contaminated soils or materials shall be disposed of off-site in proper 
receptacles at an approved disposal facility. 

f) All erosion control measures shall be inspected and repaired after each rainfall 
event that results in overland runoff. The Project contractor shall be prepared 
year-round to deploy and maintain erosion control BMPs associated with the 
project. 

g) Existing off-site ag drains shall be carefully maintained in place to ensure proper 
functioning. Considerations include: maintenance of inlet and outlet elevations, 
grade, adequately compacted material cover, and inlet/outlet protection. 

Developer, 
General 
Contractor, 
Grading 
Contractor 

Ongoing. 

 
 

Less Than 
Significant 

HYD-6 The Project shall implement water-conserving technologies throughout the 
development, in conformance with Section 17921.3 of the Health and Safety Code, 
Title 20, California Administrative Code Section 1601(b), and other applicable 
sections of Title 24 of the Public Code. 

Developer, 
Project 
Architect, 
Project 
Landscape 
Architect 

Ongoing. 



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Executive Summary and Environmental Matrix 
 

 
County of Riverside  ES-21                Thermal Ranch Specific Plan EIR 

Resource 
Topic 

Level of 
Impact After 
Mitigation 

Mitigation Measures 
Responsible 

Party/ 
Monitoring 

Party 

Implementation 
Timing 

Hydrology and 
Water Quality 
Cont. 
 
 
 
 
 

Less Than 
Significant 

HYD-7 Manure storage areas shall be constructed in an approved manner that protects 
against surface and groundwater contamination. If storage is to occur on a soil pad, 
said pad shall be constructed in a manner consistent with the following guidelines: 

a) Soils used for the pad should have at least 30% of the particles passing a #200 
sieve, less than 20% retained on a #4 sieve, and no rocks greater than 3 inches. 
(Sieve analysis according to ASTM D-422) 

b) Soils should have a plasticity index greater than 7% (ASTM D4318) 
c) Soils during placement should be maintained at a moisture content of 0 to 5% 

above optimum (ASTM D-698 or ASTM D-1557 during construction) 
d) Soils should be placed in multiple lifts and compacted with at least three passes 

of a “sheeps-foot” type roller with feet that extend through the loose lift and into 
the previously compacted lift or compacted until achievement of 90% of standard 
proctor density, verified (ASTM 2922) at a frequency of one sample per 3,000 sq 
ft. 

Developer, 
Project 
Landscape 
Architect, 
Equestrian 
Center 
Manager 

Concurrent with 
construction of 
equestrian center. 

 Less Than 
Significant 

HYD-8 Manure storage areas shall be placed minimal distances from sensitive uses, as set 
forth below: 

Sensitive Area            Minimum Separation Distance (feet) 
• Property line                                           50–100 
• Residence or place of business                                       200–500 
• Private well or other potable water source          100–200 
• Wetlands or surface water (streams, pond, lakes)         100–200 
• Subsurface drainage pipe or drainage ditch 
  discharging to a natural water course                    25 
• Water table (seasonal high)       2–5 

Developer, 
Project 
Landscape 
Architect, 
Equestrian 
Center 
Manager 

Prior to issuance of 
grading or 
development 
permits.  

Land Use Less Than 
Significant No mitigation required. N/A N/A 

Mineral & 
Paleo 
Resources 

Less Than 
Significant 

PALEO 1. The applicant shall retain a qualified paleontologist approved by the County to 
create and implement a project-specific plan for monitoring site grading/earthmoving 
activities (project paleontologist). 

Developer, 
Project 
Paleontologist 

Prior to initiating of 
site disturbance. 

 
 
 
 
 
 
 
 

Less Than 
Significant 

PALEO-2 The project paleontologist retained shall review the approved development plan 
and grading plan and conduct any pre-construction work necessary to render 
appropriate monitoring and mitigation requirements as appropriate. These 
requirements shall be documented by the Project paleontologist in a Paleontological 
Resource Impact Mitigation Program (PRIMP). This PRIMP shall be submitted for 
approval by the County Geologist prior to issuance of a Grading Permit. Information 
to be contained in the PRIMP, at a minimum and in addition to other industry 
standards and Society of Vertebrate Paleontology standards, are as follows: 

Developer, 
Project 
Paleontologist 
 

Ongoing. 
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Mineral & 
Paleo 
Resources 
Cont. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

a) A corresponding and active County Grading Permit (BGR) Number must be 
included in the title of the report. PRIMP reports submitted without a BGR 
number in the title will not be reviewed. 

b) PRIMP must be accompanied by the final grading plan for the subject project. 
c) Description of the proposed site and planned grading operations. 
d) Description of the level of monitoring required for all earth-moving activities in the 

project area. 
e) Identification and qualifications of the qualified paleontological monitor to be 

employed for grading operations monitoring. 
f) Identification of personnel with authority and responsibility to temporarily halt or 

divert grading equipment to allow for recovery of large specimens. 
g) Direction for any fossil discoveries to be immediately reported to the property 

owner who in turn will immediately notify the County Geologist of the discovery. 
h) Means and methods to be employed by the paleontological monitor to quickly 

salvage fossils as they are unearthed to avoid construction delays. 
i) Sampling of sediments that are likely to contain the remains of small fossil 

invertebrates and vertebrates. 
j) Procedures and protocol for collecting and processing of samples and 

specimens. 
k) Fossil identification and curation procedures to be employed. 
l) Identification of the permanent repository to receive any recovered fossil 

material. *Pursuant the County “SABER Policy”, paleontological fossils found in 
the County should, by preference, be directed to the Western Science Center in 
the City of Hemet. A written agreement between the property owner/developer 
and the repository must be in place prior to site grading. 

m) All pertinent exhibits, maps, and references. 
n) Procedures for reporting of findings. 
o) Identification and acknowledgement of the developer for the content of the 

PRIMP as well as acceptance of financial responsibility for monitoring, reporting 
and curation fees. The property owner and/or applicant on whose land the 
paleontological fossils are discovered shall provide appropriate funding for 
monitoring, reporting, delivery and curating the fossils at the institution where the 
fossils will be placed and will provide confirmation to the County that such 
funding has been paid to the institution. All reports shall be signed by the 
qualified paleontologist responsible for the report’s content. All reports shall also 
be signed by all other parties responsible for the report’s content (eg. 
Professional Geologist), as necessary a signed electronic copy of the report, 
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Mineral & 
Paleo 
Resources 
Cont. 

project plans, and all required review applications shall be uploaded to the 
County’s PLUS Online System.  

  

Please use the following for this purpose: https://planning. 
Org/sites/g/files/aldnop416/files/users/user91/Filing_Instructions_Paleonological_ 
Report_Review_Application.pdf. https://planning.rctlma.org/sites/g/files/aldnop 
416/files/users/user91/PLUS_Online_Upload_Instructions_Paleontology.pdf 
https://planning.rctlma.org/sites/g/files/aldnop46/files/users/user91/Supplemental_ 
Information_Form_PALEO.pdf. 
 
 Reports and/or review applications are not to be submitted directly to the County 
Geologist, Project Planner, Land Use Counter, Plan Check, or any other County 
office. In addition, the applicant shall submit proof of hiring (i.e., copy of executed 
contract, retainer agreement, etc.) a project paleontologist for the in-grading 
implementation of the PRIMP. (Safeguard Artifacts Being Excavated in Riverside 
County (SABER)). 

Noise  
 
 
 
 
 
 
 
 
 
 

Less Than 
Significant 

NOI-1 Detailed noise analysis is required for all future residential land uses. These final 
noise studies shall combine the recommendations provided in the Project-wide Noise 
Analysis Report with precise grading plans and building design specifications.  

 Prior to the recordation of final maps or the issuance of building permits for planned 
residential uses, the applicant shall provide precise grading plans and actual building 
design specifications, as well as detailed analysis demonstrating the efficacy of the 
planned noise mitigation measures, including location and height of masonry walls, 
distance between the noise source and residential lots, and other noise buffers, to 
ensure that the County of Riverside 65 dBA CNEL exterior noise level standard is 
met. 

County, 
Developer, 
Project 
Architect 

Prior to 
development 
approval and final 
construction plan 
set. 

 Less Than 
Significant 

NOI-2 Perimeter masonry walls shall extend either to the recommended height above the 
pad elevation of the lot being shielded, or if the road is elevated above the pad, then 
the barrier shall be extended to the recommended height above the highest point 
between the residence and the road. Wall construction shall be in accordance with 
the specifications set forth in the Project Noise Report.  

County, 
Developer, 
Project 
Landscape 
Architect 

Prior to 
development 
approval and final 
construction plan 
set. 
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Noise Cont. 

Less Than 
Significant 

NOI-3 In order to meet the 45 dBA CNEL interior noise level standard established the 
County of Riverside, all residential units shall meet a ‘windows-closed condition’ by 
including a means of mechanical ventilation (e.g. air conditioning). The Project’s 
residences shall also provide the following standard building construction measures 
to ensure the interior noise level standard is met: 
• Windows and glass doors: All windows must have a minimum Sound 

Transmission Class (STC) rating of 27. Hotel and condominiums in PA-5 must 
provide upgraded windows with a minimum STC rating of 36 for all windows 
facing Harrison Street and Avenue 64.  

• Doors (non-glass): All exterior doors must be weather-stripped and have 
minimum STC ratings of 27.  

• Walls: Any penetrations of exterior walls by pipes, ducts, or conduits, the space 
between the wall and pipes, ducts, or conduits shall be caulked or filled with 
mortar to form an airtight seal.  

• Roof: Roof sheathing of wood construction shall be installed per manufacturer’s 
specification or caulked plywood of at least one-half inch thick. Ceiling shall be 
per manufacturer’s specification or well-sealed gypsum board of at least one-half 
inch thick. Insulation with at least a rating of R-19 shall be used in the attic.  

• Ventilation: All habitable rooms must be designed such that circulated air will be 
provided even if exterior doors and windows are closed. A forced air circulation 
system (e.g., air conditioning) or active ventilation system (e.g. fresh air supply) 
shall be provided to satisfy the requirements of the Uniform Building Code.  

County, 
Developer, 
Project 
Architect(s) 

Prior to issuance of 
building permits. 

Population, 
Housing and 
Env. Justice  

Less Than 
Significant No mitigation required. NA NA 

Public 
Services 

Less Than 
Significant No mitigation required. NA NA 

Recreational 
Resources 

Less Than 
Significant No mitigation required. NA NA 

Transportation 
and Traffic   

Significant and 
Unavoidable 

VMT Mitigation:   Project determined to be inconsistent with and to exceed the threshold for 
vehicle miles traveled (VMT) primarily due to its location along the edge of the 
urbanizing patterns in the area, although the Project’s net contribution to county-wide 
VMT is expected to go down over time. Project incorporates county-recommended 
design features to reduce project VMT to the extent feasible, including a 
complementary mix of land uses, an extensive network of multi-modal paths to 
facilitate travel by walking, bicycle and golf cart throughout the project. Nonetheless, 
adoption of a statement of overriding consideration would be required. 

NA NA 
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Resource 
Topic 

Level of 
Impact After 
Mitigation 

Mitigation Measures 
Responsible 

Party/ 
Monitoring 

Party 

Implementation 
Timing 

Transportation 
and Traffic 
Cont. 

Less Than 
Significant 

Mitigation for Access Across Federal Lands:  As noted elsewhere in this Draft EIR, the US 
Bureau of Reclamation (USBR) owns a narrow strip of land that projects northwest 
from the intersection of Tyler Street and Ave 64. This existing parcel varies in width 
from 60’ to 90’ and is 1,700± feet in length. The CVWD has confirmed, based on their 
consultation with the USBR, that the USBR will authorize a public roadway crossing 
of this parcel provided that the license or contract to do so is with the County and on 
behalf of the public.1 Other options, include an outright sale of the subject parcel, may 
also affect the planned roadway crossing of the USBR parcel. 

 Therefore, prior to recordation of the Project Tentative Tract Map, a license, contract 
or other appropriate agreement shall be reached with the USBR to secure 
authorization for the proposed crossing of the USBR parcel. 

Developer, 
USBR, CVWD 

Prior to recordation 
of Final TTM. 

Tribal Cultural 
Resources 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Less Than 
Significant 

Mitigation measures are provided in Section 2.7 (see below) to ensure that impacts to any 
unanticipated cultural resources or human remains, including those of potential significance to 
California Native American tribes, are less than significant. 
 
CUL-1  Concurrent with the initiation of ground disturbing activities, a Native American 

monitor shall be present on site to observe earthwork and related activities (including 
any archaeological testing and surveys). If during ground-disturbance activities, 
including grading, excavation and other construction activities, unanticipated cultural 
resources are discovered, the following procedures must be followed: All grading and 
construction activities within 100 feet of the discovered cultural resource must be 
halted and the applicant shall contact the County Archaeologist immediately upon 
discovery of the cultural resource. A meeting shall be organized convening 
appropriate parties, potentially including the developer, the project archaeologist, 
Native American tribal representatives, and the County Archaeologist, to discuss the 
significance of the find. The convened parties shall decide upon the appropriate 
treatment for the cultural resource. Resource evaluations shall be limited to 
nondestructive analysis. Further ground disturbance must not resume within the area 
of the discovery until the appropriate treatment has been accomplished. 

 
CUL-2  If human remains are encountered during grading or other construction activities, no 

further disturbance shall occur until the Riverside County Coroner has made the 
necessary findings as to origin. The remains must be left in place and free from 
disturbance until a final decision as to the treatment and their disposition has been 
made. If the coroner determines the remains to be of Native American heritage, the 
NAHC shall be contacted by the Coroner within 24 hours. The NAHC must identify 

General 
Contractor, 
Grading 
Contractor, 
Project 
Archaeologist 

During site 
disturbance, 
excavations and 
grading. 

 
1  Chris Bogan, Right-of-Way Supervisor at Coachella Valley Water District, January 18, 2024. 



County of Riverside / Thermal Ranch Specific Plan 
Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Section 1 Introduction and Project Description 
 

Riverside County 1-1  Thermal Ranch Specific Plan EIR 

 
 

RIVERSIDE COUNTY 
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DRAFT 
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1. INTRODUCTION AND PROJECT DESCRIPTION 
 
The following discussion describes the CEQA Lead Agency for the Thermal Ranch Specific Plan/SP 
No. 00401 (Project) and associated General Plan Amendment Case No. GPA No. 2300001, Change of 
Zone No. 2300003, Tentative Tract Map No. 38578; and Plot Plan No.s 230005, 230006 and 240016. 
This section provides a comprehensive summary project description, describes the location and 
geographic limits for the planning area, the purpose and need for the subject analysis, and a statement 
of Project objectives. The CEQA process and details regarding this EIR are also provided.  
 
Lead Agency 
The County of Riverside (RivCo or County) is the Lead Agency responsible for the preparation of this 
Draft Environmental Impact Report (EIR or DEIR) pursuant to the California Public Resources Code 
Sections 21000-21189.57, and the 2022 California Environmental Quality Act (CEQA) Guidelines 
Sections 15000-15387, as amended. CEQA defines “Lead Agency” as the public agency which has the 
principal responsibility for carrying out or approving a project which may have a significant effect upon 
the environment (State CEQA Guidelines Section 15367). The proposed action evaluated in this EIR 
constitutes a “project”, as defined by Section 15378 of the State CEQA Guidelines. 
 
The Lead Agency contact person and mailing address regarding this Project is: Russel Brady, 
Riverside County Planning Department, 4080 Lemon Street, 12th Floor, Riverside, CA 92501. The 
Planning Department’s phone number is: (951) 955-3025. Mr. Brady’s email address is: 
rbrady@rivco.org.   
 

1.1 Project Summary 
 
The Thermal Ranch Specific Plan project, inclusive of accompanying a Tentative Tract Map (TTM), 
three plot plan applications (PPAs), and a General Plan Amendment (GPA) and Change of Zone (CZ), 
is proposed on 619±-acres and will be comprised of a mix of uses including and centered around a 
231±-acre equestrian center and related show facilities, including barns, stabling and related equestrian 
services (Planning Area 1/PA-1). The equestrian center will require a maximum of 300 staff, and will 
have up to an additional 8,100 visitors on peak event days comprised of owners, trainers, stable hands 
and visitors.  



County of Riverside / Thermal Ranch Specific Plan 
Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Section 1 Introduction and Project Description 
 

Riverside County 1-2  Thermal Ranch Specific Plan EIR 

Other components of the Thermal Ranch Specific Plan would include a mix of residential 
neighborhoods ranging from seasonal and year-round workforce housing and RV park facilities 
(Planning Area4/PA-4a and b), to large single-family estate lots, some suitable for keeping horses 
(Planning Area 2/PA-2). Other residential product planned includes single-family attached and 
detached homes (Planning Area 3/PA-3) and resort condominiums in Planning Area 5 (PA-5). At 
buildout, the Project will provide up to 1,362 dwelling units ranging in densities from 0.67 to 27.3 units 
per acre and up to 320 RV spaces.  
 
Proposed commercial areas would provide 275,000± square feet of retail and other commercial space, 
including 75,000± square feet of equestrian event-related retail space, and 10,000 square feet of office 
space in Planning Area 1 (PA-1); and up to 150,000 square feet of retail space in Planning Area 6 (PA-
6). A 54.4±-acre mixed use resort with a 150± key resort hotel, beach club, pool and other recreational 
amenities, and ancillary retail is also proposed (Planning Area 5/PA-5). The Project provides four 
Coachella Valley Water District (CVWD) well sites to be located in the northern and eastern portions of 
the Project site.  
 
Additionally, a subdivision map (TTM No. 38578, and three Plot Plan applications have been filed and 
are addressed in this CEQA analysis. TTM No. 38578 will subdivide the property into large parcels and 
PA-2 (Estate Residential) into 132 individual lots and PA-3 into 390 single-family lots. The three plot 
plans will allow development to commence in PA-1 and PA-4a and b following approval of the Specific 
Plan and these related applications. Each major Specific Plan component is described below. 
 
The Project will result in full part-width street improvements, phased to Project improvements, of 
Avenue 62, Harrison Street and Tyler Street. Water and sewer will be extended from immediately off-
site to serve the proposed Project. Two sewerage lift stations are proposed in the southerly portion of 
the Project. An on-site electric power substation is also planned in the southeast portion of the Project 
site.  
 
Off-Site CVWD Reservoir 
An off-site 5-million-gallon (mg) domestic water reservoir is required to meet Project demand and fire 
flows. The new reservoir will be approximately 163 feet in diameter and 38 feet in total height. CVWD 
has identified the existing CVWD Middleton Reservoir 7802-1 site located 2.4± miles southwest of the 
Project site at an elevation of 61± feet above sea level (see Exhibit 1-11) as the appropriate location for 
the new reservoir. The existing site currently hosts a CVWD 2.5 million tank and is planned and has 
been partially improved for multiple tanks1. The existing reservoir is located behind a 25-foot earthen 
berm with existing access and site security. To accommodate the new 5 mg tank, the northerly portion 
of the existing berm will be shifted farther north approximately 35 feet. The new reservoir will connect to 
existing lines and no new off-site reservoir water lines will be required.  
 
The Thermal Ranch Specific Plan site is currently designated “Agriculture” in the Foundation Element 
and the Eastern Coachella Valley Area Plan (ECVAP) of the General Plan. The applicant proposes a 
land use change to the Foundation Element designation to “Community Development” and to apply a 
variety of ECVAP land use designations consistent with proposed underlying land uses. Consistency 
zoning is also proposed and a part of this Project, with proposed zoning designation that correspond to 
the proposed ECVAP and use designations. See Table 2 below.  
 

 
1  Thermal Ranch Hydraulic Modeling Results (Project No. ST0257) letter, Hector Rodriguez, Domestic Water 

Engineer, CVWD. September 27,2023 and Personal communication on October 20, 2023. 
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Development Agreement 
The applicant may request the County to enter into a Development Agreement (DA), which allows the 
County and/or public agencies greater latitude to advance local planning policies, sometimes in new 
and innovative ways. A DA may also allow greater flexibility in imposing conditions and requirements on 
proposed projects and provide the project proponents greater assurance that once approved, the 
project can be built.  
 
Project Phasing 
The Thermal Ranch Specific Plan and related projects are to be implemented in two phases. Phase I 
will involve construction of PA-1 (Equestrian Center) and PA-4 (RV Park & Workforce Housing) and to 
be completed in 2026. Phase 2 will involve PAs-2, 3, 5 and 6 with completion scheduled for 2032. 
 

1.2 Project Location 
 
The subject Thermal Ranch Specific Plan property is located in the southeastern portion of the 
Coachella Valley in the central unincorporated area of Riverside County. The subject property 
encompasses approximately one square mile with a net acreage of 622± acres. It is bounded on the 
north by Avenue 62, on the south by Avenue 64, on the west by Harrison Street and on the east by 
Tyler Street. It is comprised of Assessor’s Parcel Numbers: 751-020-002,003, 006, 007 and 010.  
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The subject property is also described as being Section 5, Township 7 South, Range 8 East, SBB&M. It 
is located 3.7± miles west of State Highway 86 Expressway and 2 miles west of the CVWD Water 
Reclamation Plant No. 4 (WRP # 4). The site is also approximately 1.25 miles south of the closest 
runway of the Jackie Cochran Regional Airport and approximately 2.5 miles west of the Coachella 
Valley Stormwater Channel. The separate APN: 751-020-010 is an exempt parcel under “USA” (US 
Bureau of Reclamation/USBR) ownership and planned for avoidance or as an owner-allowed “off-site” 
use area with USBR permission.  
 
Existing Conditions 
The entire Project property is currently in agricultural use inclusive of several ag-related haybarns, 
packing sheds and other structures, which are planned for removal. The existing on-site irrigation water 
well and other irrigation-related infrastructure (i.e., tile drains) may remain to provide landscape 
irrigation and to facilitate site drainage. A CVWD agricultural drain along the property’s south boundary 
within or adjacent to the Avenue 64 alignment will remain. There are no undisturbed areas within the 
boundaries of the subject property (see Exhibit 1-3).  
 
The Project’s north boundary of Avenue 62 is partially improved, providing approximately 24 feet of 
pavement and two travel lanes with graded but not otherwise improved shoulders. The south of the 
subject property is bounded by the future Avenue 64 right-of-way, a parallel 95-foot wide utility 
easement with power poles and an adjoining parallel 50-foot wide CVWD irrigation easement, 25 feet of 
which is located south of the subject property line. These easements separate the development portion 
of the site from the future Avenue 64 right-of-way (see Exhibit 1-6: TTM 38578).  
 

 
1.3 Project Description – Thermal Ranch Development Plan 

 
The proposed Thermal Ranch Specific Plan project is comprised of six planning areas (PAs), each of 
which is described below. Also see the Draft Thermal Ranch Specific Plan and related applications. 
 
Planning Area 1 - Equestrian Center  
The Equestrian Center is planned as PA-1 and is comprised of 231± acres located primarily in the 
central portion of the Project site, with an outlying area for hay and feed storage, short-term manure 
storage for daily transport off-site, limited composting, and related functions to support the Equestrian 
Center(“Back of House Functions”) that extends southeast to the corner of Tyler Street and the future 
Avenue 64 right-of-way. Primary access for PA-1 will be from two access drives to be located on 
Harrison Street, one approximately 700± feet north and one 700± feet south of Avenue 63 extended. 
Secondary/emergency access will be from the secondary access drive on Tyler Street approximately 
500 feet north of the Avenue 64 center line (see Exhibit 1-6). 
 
The Equestrian Center will include 47 barns with capacity for up to 2,700 horses and over 2.5 million 
square feet of riding space including 18 sand competition rings and one (1) grass competition field with 
highest occupancy occurring during the Coachella Valley’s October through March equestrian show 
season.  
 
Of the overall Project’s 275,000± square feet of commercial space, the equestrian center portion of the 
project will include 75,000± square feet of event-related commercial and administrative space. The 
Project will also provide 10,000 square feet of office space. PA-1 will also include Back of House 
Functions described above on 18.5± acres. Storage buildings, shade structures, sheds, storage bins, 
additional parking, greenhouse and a small staff building are also planned in this portion of PA-1. An 
electric power substation is also planned in consultation with Imperial Irrigation District (IID) in the 
southeast portion of PA-1. Maximum building/structure height will not exceed 65 feet and most 
structures in PA-1 will be 44 feet or less in height. Security, commercial, event and work area lighting 
will also be provided, with maximum (arena) light standard height of 65 feet.  
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Planning Area 2 - Estate Residential  
PA-2 is comprised of 194.3± acres located in the northern-most portion of the project site, fronting on 
and taking primary access from Avenue 62. PA-2 development would provide up to 132 estate lots 
ranging in size from one-half acre to two acres and at a density of 0.6 dwelling units per acre. One and 
two-story construction of up to 35 feet will be permitted as will the keeping of horses on the southern-
most row of lots only, closest to the equestrian center. PA-2 will also include a community recreation 
area with tennis and pickleball courts, gym, pool, meeting areas, club house, restaurant, spa and 
landscaped open space in the central portion of the planning area. These facilities are for the exclusive 
use of PA-2 residents and their guest.   
 

Planning Area 3 – Detached and Attached Single-Family Residential  
PA-3 is comprised of 69.5± acres on the east side of the Project with one primary and one secondary 
access drives from Tyler Street. PA-3 development would provide up to 390 dwelling units, including 
detached and attached single-family units planned in this area. PA-3 also provides a 3.1± acre open 
space and recreation area (amenities area) that could include private tennis and pickleball courts, gym, 
pool, meeting areas and landscaped open space in the west-central portion of the planning area. These 
facilities are for the exclusive use of PA-3 residents and their guest. Overall density will be 5.6 dwelling 
units per acre, and residences of up to 40 feet in height will be permitted.  
 

Planning Area 4 – Workforce Housing High Density Residential and RV Park  
PA-4 is comprised of two sub-areas totaling 41.1± acres located at the south end of the Project and 
bounded by Avenue 64 (unimproved). Access will be provided from Tyler Street and internal roads 
connected to Harrison Street. PA-4a development would provide up to 500 units of modular homes on 
18.3± acres envisioned for Equestrian Center workforce housing from October through March and 
farmworker housing during the rest of the year. PA-4b will provide up to 320 RV spaces on 22.8 acres. 
PA-4a also provides a 0.7± acre pool and recreation area (amenities area), and on-site laundry and 
convenience store in the central portion of the planning area that will be accessible to residents of both 
the RV park and the modular home village. The RV park area (PA-4b) will be developed at a density of 
14± spaces per acre. The modular workforce housing (PA-4a) densities will be up to 27.3 dwelling units 
per acre and building heights of up to 20 feet in height will be permitted.  
 

Planning Area 5 – Resort Residential Complex 
PA-5 is comprised of 54.4± acres located at the southwest corner of the Project site and bounded on 
the south by the future Avenue 64 right-of-way, on the west by Harrison Street, and on the east by a 
major interior drive that separates PA-5 from PA-4 to the east and PA-1 to the northeast. Primary 
access will be from one drive on Harrison Street that is 2,100± feet north of the future Avenue 64 
centerline, with secondary access from an unsignalized access drive along Harrison Street, 
approximately 1,900 feet north of the aforementioned primary access drive. Building heights would 
range from one to four-stories and a maximum height of 65 feet. Development planned for PA-5 
includes the following: 
• 42.1± acres providing up to 340 resort condominiums (may be included in planned hotel rental pool 

in addition to the 150 hotel keys) at a density of 8.1 dwelling units per acre, located around a central 
recreational amenity area. 

• 8.1± acre hotel site planned for up to 150 hotel keys and including pool and pool club and other 
recreational and open space amenities.  

• 4.2± acres for up to 50,000 square feet of retail space.  
 
Planning Area 6 – Commercial Village (Neighborhood-Scale Shopping Center)  
PA-6 is comprised of 21.4± acres and located along the west boundary of the Project site. Primary 
access will be from two drives on Harrison Street at the eastward extension of Avenue 63, one 700± 
feet north and one 700± south of Avenue 63. Buildings of up to 50 feet in height are permitted in PA-6. 
PA-6 provides 150,000± square feet of commercial retail, restaurants, and office space.  
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Table 1-1: Land Use Summary 
Thermal Ranch Specific Plan 

 
Planning 

Area 
GPLU Base 

Zone 
Description Acres Residential 

Units & 
Density 

Hotel 
Keys 

Population Commercial 
FAR 

Commercial 
SF 

Office 
SF 

Employees Bldg 
Height 
(feet) 

1 C-T A-1 Horse Park 223.1     75,000 10,000 300 65 

2 LDR R-R Estate Residential 194.3 132 / 0.6  356     35 

 
3 

 
MDR 

 
R-1 

Single Family 
Attached/Detached 

 
69.5 

 
390 / 5.6 

  
1,053 

     
40 

4a HDR R-T Workforce 
Cottages 

18.3 300-500 / 
16.3-27.3 

 810-1,350     20 

4b HDR R-T Workforce RV 
Park 

22.8 320 spaces1       20 

5a CT C-T ` Resort Condos 42.1 340 / 8.1  918     40 

5b CT C-T Hotel 8.1  150     180-300 65 

5c CT C-T Resort Retail 4.2    0.20 - 0.35 50,000  200 40 

6 CR C-1 Commercial Retail 21.4    0.20 - 0.35 150,000  600 50 
Perimeter ROW   15.3         

TOTALS   619.1 1,162 - 1,362 
Residences 

320 RVs 

150 4,001 – 
4,541 

 275,000 10,000 1,280-1,400  

1.  RV spaces not included in residential unit count. 
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Off-Site Improvements 
In addition to the improvements described above, the Project will also require the extension of existing 
sanitary sewer lines from Avenue 62 and existing domestic water lines in Harrison Street into the 
Project site. Direct roadway improvements are expected to be limited to lands adjoining the site. Natural 
gas lines will need to be extended and applicant has consulted with SoCalGas on this line extension, 
which is expected to be placed in existing road rights of way.  
 
Off-Site CVWD Middleton Reservoir 7802 
An off-site 5-million-gallon (mg) domestic water reservoir is required to meet Project demand and fire 
flows. The new reservoir will be at the existing, improved CVWD Middleton reservoir site located 
approximately 2.4± miles southwest of the Project site. The new reservoir will be approximately 163 
feet in diameter and 38 feet in total height. CVWD has identified the existing CVWD Middleton 
Reservoir 7802-1 site, which occurs at an elevation of 68± feet above sea level (see Exhibit 1-11), as 
the appropriate location for the new reservoir. The existing site currently hosts a CVWD 2.5-million-
gallon tank and is planned and has been improved for multiple tanks2. The existing reservoir is located 
behind a 25-foot earthen berm with existing access and site security. To accommodate the new 5 mg 
tank, the northerly portion of the existing berm will be shifted farther north approximately 35 feet. The 
new reservoir will connect to existing lines and no new off-site reservoir water lines will be required.  
 
No other off-site improvements are anticipated.  
 
General Plan Amendment and Change of Zoning 
As noted above, the proposed Project includes the processing of a General Plan Amendment (GPA) 
and a Change of Zone (CZ) on the subject property. The GPA proposes to change the General Plan 
Foundation Component from “Agriculture” to “Community Development. The GPA also proposes to 
change the General Plan land use designation from “Agriculture” to a set of five land use categories, 
including “Tourist Commercial” (CT), “Low Density Residential” (LDR), “Medium Density Residential” 
(MDR), High Density Residential (HDR), and “Commercial Retail” (CR). Existing and proposed land use 
designations are also shown on Exhibit 1-9. Finally, the GPA address the deletion of two Circulation 
Element trail segments delineated within the central portion of the subject property (see Exhibit 1-10). 
 
 

1.4 Purpose and Need 
 
The purpose of the Thermal Ranch Specific Plan is to create a unique and diverse mixed-use resort 
residential community that is centered around a world-class equestrian center and provides a wide 
range of residential neighborhoods and product, and resort and neighborhood-serving commercial 
services. The Specific Plan is necessary to ensure that the development of this mix of uses and site 
amenities is implemented through the overarching and planning area-specific development standards 
and design guidelines set forth in the Thermal Ranch Specific Plan. It is also intended to ensure quality 
development consistent with the goals, objectives, and policies of the County of Riverside General 
Plan. 
 
 

1.5 Statement of Project Objectives 
 
The eastern Coachella Valley has traditionally been an area of extensive agriculture and associated 
uses, and small rural communities that support the east valley economy, including Mecca, Oasis and 
Thermal. In the early 2000s, a great deal of development interest was focused on the east Coachella 
Valley, which spurred planning of several master planned communities, most of which were never 
realized. Since 2008, major projects such as Kohl Ranch and the Thermal Club have started 

 
2  Thermal Ranch Hydraulic Modeling Results (Project No. ST0257) letter, Hector Rodriguez, Domestic Water 

Engineer, CVWD. September 27,2023 and Personal communication on October 20, 2023. 
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development and are furthering the transition of this area from predominantly agriculture to a mix of 
land uses that currently includes a satellite campus of College of the Desert north of Avenue 62 and 
four miles east of the Thermal Ranch Specific Plan site. In addition, an elementary, middle and high 
school have been developed on Tyler Street, approximately one-half mile south of the Thermal Ranch 
Specific Plan site. 
 
According to the Thermal Ranch Specific Plan, various issues were considered and evaluated during 
the preparation of the Specific Plan. Engineering feasibility, water efficiency, General Plan goals, and 
compatibility with surrounding land uses were considered during the planning process. To ensure the 
functional integrity, economic viability, environmental sensitivity, and positive aesthetic contribution of 
this development, unique project objectives were established as follows:  
 

1. Develop a high-quality master planned equestrian community and world-class equestrian 
center that will ensure equestrian sports continue to exist in the Thermal area. 

 

2. Develop an integrated community that allows equestrians, residents, and workers to live, 
work, and recreate within the project and enjoy the equestrian lifestyle. 

 

3. Develop a thoughtfully planned and integrated project to allow for a variety of uses including 
but not limited to residential, neighborhood and tourist commercial uses that compliment and 
support the equestrian center. 

 

4. Create a thriving equestrian community by providing a variety of housing options including 
estate residences, traditional single family homes (attached and detached), modular homes, 
and RV park.  The many housing options will promote housing diversity within the project and 
provide housing for people working or otherwise associated with the equestrian center. 

 

5. Provide a comprehensive land use plan that establishes development standards, land use 
regulations, and programs to guide the orderly transition/development of the property and 
enhances connectivity with the surrounding community. 

 

6. Provide a commercial center with amenities for residents and visitors of the project and the 
surrounding communities. The commercial center will have store fronts for grocery, 
restaurants, and other retailers or service providers including enhancing access to fresh food 
choices. 

 

7. Accommodate phasing that provides for multi-year project development in an orderly and 
environmentally efficient manner. 

 
8. Provide flexible development regulations that allow future projects to be entitled quickly and 

easily in response to market demand and evolving design needs. 
 
9. Establish design guidelines, development regulations, use standards and procedures that 

result in cohesive and attractive landscape and architectural treatments. 
 
10. Provide a safe and efficient circulation system. 
 
11. Provide a safe and efficient network of golf-cart and pedestrian paths. 
 
12. Provide water, sewer, drainage systems and other utilities to adequately service the project 

and enhance such infrastructure in the Thermal and Oasis area to help promote housing and 
economic development opportunities in the surrounding communities. 

 
13. Promote quality development consistent with the goals and policies of the County of Riverside 

General Plan.  
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1.6 CEQA Process 

 
California Environmental Quality Act  
In accordance with Sections 15063, 15064 and 15065 of the State CEQA Guidelines, the County 
prepared an Initial Study and Notice of Preparation to identify potentially significant impacts associated 
with the proposed Project. Based on the preliminary assessment, the County determined that an EIR 
should be prepared to evaluate the potential environmental effects associated with the implementation 
of the Project (refer to Appendix A). 
 
The EIR has been prepared in accordance with CEQA (as amended), pursuant to State CEQA 
Guidelines §15121 (Informational Document) and the County’s Rules to Implement CEQA: 
 

• An EIR is an informational document which will inform public agency decision makers and the 
public generally of the significant environmental effects of a project, identify possible ways to 
minimize the significant effects, and describe reasonable alternatives to the project. The public 
agency shall consider the information in the EIR along with other information which may be 
presented to the agency. 

 
• While the information in the EIR does not control the agency’s ultimate discretion on the project, 

the agency must respond to each significant effect identified in the EIR by making findings 
under Section 15091 and if necessary by making a statement of overriding consideration under 
Section 15093. 

 
• The information in an EIR may constitute substantial evidence in the record to support the 

agency’s action on the project if its decision is later challenged in court. 
 
 

 1.6.1 Notice of Preparation and Public Scoping Meeting 
 
The process of determining the appropriate scope, focus, and content of an EIR is known as “scoping” 
(Public Resources Code 21083.9 and CEQA Guidelines Section 15082). The first step in the scoping 
process is conducting a preliminary assessment of the project and the issuance of a Notice of 
Preparation (NOP) of an Environmental Impact Report to solicit input from agencies and other parties of 
interest, including the general public.   
 
The NOP was released on May 26, 2023, and the 30-day public review period concluded on June 27, 
2023. Two public scoping meetings were also held on-line and in-person on June 19 and July 10, 2023 
at 1:30 p.m. and served the purpose of educating and informing the public about the proposed Project, 
addressing public questions and concerns, and collecting input on the CEQA process. The first part of 
the scoping meeting included a 5-minute Power Point presentation followed by an open question and 
answer period where additional maps and exhibits were made available to facilitate the meeting. 
Comment cards and note pads were also used by staff to record comments and questions raised by 
attendees. Approximately 10 members of the public attended the public scoping meetings (see Scoping 
Meeting Report in Appendix A: CEQA Initial Study, NOP and Scoping Meeting Report).  
 
The NOP (see Appendix A) was submitted to the Riverside County Clerk for 30-day posting. The NOP 
was also submitted to the State of California Governor’s Office of Planning and Research, State 
Clearinghouse (SCH), which circulated the NOP to state agencies for a 30-day review and comment 
period. A public notice was also published in a newspaper of local circulation. Eighteen (18) written 
comments were received from a diverse group, including individuals, association members, law firms, 
state agencies, and other organizations. The State Clearinghouse sent acknowledgement of NOP 
circulation (see Appendix A).  
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 1.6.2 Draft EIR 
 
This Draft EIR is being circulated along with the Notice of Availability and Notice of Completion for 
public review for a 45-day review period, in accordance with State CEQA Guidelines Section 15105.   
 

 1.6.3 Final EIR 
 
Following the public review and comment period, the County will prepare written responses to the 
written comments received on the Draft EIR. Where necessary, the Draft EIR may be revised directly or 
by reference, as appropriate, and together with the Response to Comments, will constitute the Final 
EIR. In accordance with State CEQA Guidelines Sections15090-15097, Riverside County will be the 
final authority certifying the Final EIR during a noticed public hearing of the Board of Supervisors.  
 
Following Final EIR certification, the County may proceed with consideration of the proposed Project 
approval action. CEQA also requires the adoption of findings prior to approval of a project where a 
certified Final EIR identifies significant unmitigated environmental effects that would be caused by 
implementation of a project.  
 
If the Project that is approved would result in significant unmitigated effects that are identified in the 
Final EIR and that cannot be avoided or substantially lessened, the County shall so state in writing in a 
“statement of overriding considerations” the specific reasons to support its action based on the Final 
EIR and/or other information in the record. If the Project is approved, the County would file a Notice of 
Determination (NOD) with the County Clerk and State Clearinghouse within five working days following 
project approval. 
 
 

1.6.4 Mitigation Monitoring and Reporting 
 
CEQA requires lead agencies to adopt a Mitigation Monitoring and Reporting Program (MMRP) at the 
same time the Final EIR is certified. The MMRP is an implementation and verification tool for use by the 
Lead Agency that lists the mitigation program task, entity responsible for implementation, timing of 
compliance, and record of date of compliance. Once the Final EIR and MMRP are certified, the 
mitigation measures become conditions of the Project.   
 
 

1.6.5 Organization of the Draft EIR 
 
The organization of the Draft EIR is as follows: 
 
Environmental Matrix - Summary of Project, Impacts and Mitigation 
 
Section 1 – Introduction and Project Description. The section includes a description of the proposed 
Project and summarizes construction and operational characteristics of the proposed Project. Areas of 
controversy are also identified. This section describes the CEQA process and the organization of this 
document. 
 
Section 2 – Environmental Setting, Impacts and Mitigation Measures. The environmental setting 
discussion provides important background data and information on all CEQA analysis categories on a 
regional and area-wide basis. This section of the EIR serves to establish the physical context within 
which the Project is being considered and analyzed. It also presents the physical and regulatory setting 
by environmental resource category, identifies impact significance criteria, and analyzes potential 
impacts of the Project, including potential cumulative impacts. Mitigation measures and monitoring and 
reporting programs are identified, where applicable. Section 2 analyzes the following resource areas: 
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• Aesthetics in Section 2.3 
• Agriculture and Forestry in Section 2.4 
• Air Quality in Section 2.5 
• Biological Resources in Section 2.6 
• Cultural Resources in Section 2.7 
• Energy Resources in Section 2.8 
• Geology and Soils in Section 2.9 
• Greenhouse Gas Emissions in Section 2.10 
• Hazards and Hazardous Materials in Section 2.11 
• Hydrology and Water Quality in Section 2.12 
• Land Use and Planning in Section 2.13 
• Mineral and Paleontology Resources in Section 2.14  
• Noise in Section 2.15 
• Population, Housing and Socio-Economic Resources in Section 2.16 
• Public Services in Section 2.17 
• Recreational Resources in Section 2.18 
• Transportation and Traffic in Section 2.19 
• Tribal Cultural Resources in Section 2.20 
• Utilities and Service Systems in Section 2.21 
• Wildfire in Section 2.22  

 
Impact Categories Not Further Analyzed 
The Initial Study prepared for the Notice of Preparation and this EIR3 evaluated each of the analysis 
categories set forth in Appendix G of the CEQA Guidelines. Two CEQA analysis categories were 
determined to be not impacted by development of the proposed Project. These include Mineral 
Resources and Wildfire. There are no permitted mining operations nor land zoned for mineral resource 
extraction in the Project vicinity. The Project area lies well outside any identified wildfire hazard zone. 
Nonetheless, these two analysis categories are further analyzed in this EIR. 
 
Section 3 – Project Alternatives Analysis.  This section describes alternatives to the proposed 
Project that have the potential to further reduce significant impacts associated with the proposed 
Project and compares the potential impacts of the alternatives to those of the Project. This section also 
identifies which alternative is environmentally superior on a categorical basis and overall.   
 
Section 4 – Unavoidable Significant Impacts.  This section discusses significant environmental 
effects that cannot be avoided if the Project is implemented, and significant irreversible environmental 
changes associated with the Project. This section also provides a summary of any significant 
unavoidable cumulative impacts that are discussed in the resource sections. 
 
Section 5 – Irreversible and Irretrievable Commitment of Resources.  This section evaluates the 
Project’s effects on natural resources, including energy and water, and the level of commitment of 
these resources associated with the Project.  
 
Section 6 – Growth Inducing Impacts. This section discusses the Project’s potential to induce growth 
both locally and regionally.  
 
Section 7 – Organizations, Persons and Documents Consulted.  This section describes and lists 
the various parties, agencies, documents and other resources used in preparing the subject EIR.  
 
Technical Appendices - These are identified in the Table of Contents.  

 
3  See Appendix A of this Draft EIR. 
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1.6.6 Responsible and Cooperating Agencies 

 
Under CEQA, provision is made for state agencies to act as “Responsible Agencies.” Per California 
Public Resources Code Section 21069, a “Responsible Agency” is a public agency, other than the Lead 
Agency, which has responsibility for carrying out or approving a project. The authority of responsible 
agencies that may have responsibility for carrying out or approving a project and for complying with 
CEQA is limited to that part of the project that they will be called upon to carry out or approve (Public 
Resources Code Sections 21140(c), 21153(c); CEQA Guidelines Sections 15041(b), 15042).  
 
Among others, the California Regional Water Quality Control Board (Colorado River Basin), the 
Coachella Valley Water District (CVWD), Imperial Irrigation District (IID) among others are or may be 
CEQA Responsible Agencies and may issue permits and approvals for projects made possible by and 
analyzed in the subject EIR (CEQA-tiering). These and other responsible agencies, including the US 
Bureau of Reclamation, may be able to rely on the subject EIR, at least in part, for issuance of 
encroachment permits or other permitting or regulatory actions.  
 
 

1.7 Project’s Relationship to Other Plans 
 
Regional Plans 
The proposed Project is related to or must accommodate other plans developed in the County and 
Coachella Valley. These include the Coachella Valley Multiple Species Habitat Conservation Plan 
(CVMSHCP), the South Coast Air Quality Management District (AQMD) Air Quality Management Plan, 
and the Coachella Valley PM10 State Implementation Plan.  
 
Local Plans 
Local plans taken into consideration include the Riverside County General Plan (2015) and the East 
Coachella Valley Area Plan (ECVAP), a sub-plan of the General Plan. Also considered is the 
Jacqueline Cochran Regional Airport Land Use Compatibility Plan prepared by the County Airport Land 
Use Commission. The intent of the Thermal Ranch Specific Plan is implementation of the goals, 
policies and programs of the County General Plan and the ECVAP, addressing the types, locations and 
distributions of various land uses, the availability and adequacy of major infrastructure and services, 
development standards and processes. In addition, the County General Plan recognizes the 
appropriateness of these land uses and allows both high-density residential and mixed-use 
development at higher densities.   
 
 

1.8 Permits, Approvals, Easements 
 
The County is the CEQA Lead Agency and is empowered with regulating land use and other activities 
on unincorporated lands within its boundaries. The Project is a private-sponsored proposal that serves 
to implement the County General Plan and ECVAP, as amended, and facilitates processing and 
approval of conforming development plans and subdivision maps. The subject EIR is also used by the 
County and may be used by others to authorize the actions of Responsible Agencies, including the IID, 
CVWD, Regional Water Quality Control Board and possibly others. Either based entirely on the subject 
EIR or upon analysis that tiers analysis from the certified EIR, will also serve for the issuance of certain 
permits and authorizations. 
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1.9 Project Alternatives 

 
As noted above, in addition to the proposed Project, this Draft EIR analyses alternatives to the 
proposed Project, including an alternative site and “No Project” alternative. The Project Alternatives and 
their potential impacts are described in Section 3.0 of this EIR. CEQA Guidelines Section 15126.6 
states that an EIR must describe and evaluate a reasonable range of alternatives to a project that 
would feasibly attain most of the project’s basic objectives, but that would avoid or substantially lessen 
any identified significant adverse environmental effects of the project. The EIR also evaluates the 
comparative merits of the project. Specifically, Section 15126.6 sets forth criteria for selecting and 
evaluating alternatives.  
 
Pursuant to CEQA Guidelines Section 15124(b), the Project description includes a statement of 
objectives. The purpose of the Project objectives is to assist in developing a reasonable range of 
project alternatives to evaluate in this EIR. These objectives are intended to explain the purpose of the 
project, and to aid the decision-makers in preparing findings or a statement of overriding 
considerations, if necessary.  
 
Unmitigable Project Impacts 
The proposed Project will have less than significant impacts across most areas of analysis. Impacts 
that cannot be feasibly mitigated, or that require adoption of findings of consistency or to override 
impacts, include operational impacts to air quality (NOx, ROG, CO), transportation level of service 
policy, minimal exceedance of the County’s vehicle miles traveled (VMT) threshold, and impacts to 
important farmlands. For all other areas of analysis, the Draft EIR supports a determination of No 
Significant Impacts from development and operation of the proposed Project with the implementation of 
mitigation measures set forth in this EIR. Findings and a statement of overriding consideration for air 
quality, levels of service, VMT and impacts to farmland would be required to certify the EIR.  
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RIVERSIDE COUNTY 
THERMAL RANCH SPECIFIC PLAN 

 

DRAFT 
ENVIRONMENTAL IMPACT REPORT 

 
 
 
 
 
 
 

2. ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES   
 

2.1 Introduction 
 
This section of the Thermal Ranch Specific Plan EIR provides an overview of the regional 
environmental setting in which the Project is located, with particular emphasis on the environmental 
constraints and resources most likely to be affected by implementation of the proposed Project and 
provides detailed analysis of the effects the proposed Project will have on the environment. As 
prescribed by CEQA, the analysis is conducted on a categorical basis. Each discussion includes a 
description of the thresholds of significance considered in the analysis, the regulatory framework, 
description of the impacts the proposed Project would have on the environment and identifies the 
anticipated level of impact. If the impacts are expected to be potentially significant, mitigation measures 
are provided. Finally, the level of impact after the imposition of these mitigation measures is determined 
(residual impact), and cumulative impacts are addressed. 
 

2.2 Summary of Environmental Impact Analysis 
 
The following resource topics are assessed for potential impacts associated with the proposed Project:  
 

• Aesthetics in Section 2.3 
• Agriculture and Forestry in Section 2.4 
• Air Quality in Section 2.5 
• Biological Resources in Section 2.6 
• Cultural Resources in Section 2.7 
• Energy Resources in Section 2.8 
• Geology and Soils in Section 2.9 
• Greenhouse Gas Emissions in Section 2.10 
• Hazards and Hazardous Materials in Section 2.11 
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• Hydrology and Water Quality in Section 2.12 
• Land Use and Planning in Section 2.13 
• Mineral and Paleontological Resources in Section 2.14 
• Noise in Section 2.15 
• Population, Housing and Socio-Economic Resources in Section 2.16 
• Public Services in Section 2.17 
• Recreational Resources in Section 2.18 
• Transportation and Traffic in Section 2.19 
• Tribal Cultural Resources in Section 2.20 
• Utilities and Service Systems in Section 2.21 
• Wildfire in Section 2.22 

 
As analyzed in the Initial Study/Notice of Preparation, the Project will not impact Mineral Resources or 
expose the Project or community to a threat of Wildfire. Therefore, these two sections will not be 
discussed further in the EIR. Individual questions within each of the above subsections for which No 
Impact was determined in the Initial Study/Notice of Preparation are identified individually in each 
subsection of Section 2. 
 
Threshold of Significance: This subsection identifies the CEQA thresholds that are applicable to the 
resource topic and the Project. 
 
Regulatory Framework: This subsection provides a brief discussion of federal, State, and local 
regulations and policies that are applicable to the resource topic and the Project. 
 
Environmental Setting: This subsection provides an overview of the regional environmental setting in 
which the proposed Project is located, with particular emphasis on the environmental constraints and 
resources most likely to be affected by implementation of the Project.  
 
Existing Conditions: This subsection presents a description of the existing physical environmental 
conditions at and in the immediate vicinity of the Project site with respect to each resource area, at an 
appropriate level of detail to understand the impact analysis.  
 
Impacts and Mitigation Measures: This subsection evaluates the potential for the Project to affect the 
physical environment. Significance criteria for evaluation of environmental impacts are defined in the 
beginning of the impact analysis section, including an explanation of how the significance criteria are 
used in the evaluation of impacts for the Project. This subsection includes a discussion of the approach 
to the analysis, including identification of the significance criteria applicable to the Project. Potential 
impacts are identified and characterized. Where feasible, mitigation measures are identified to avoid or 
reduce identified significant impacts to a less-than-significant level. 
 
The Impacts and Mitigation Measures subsection in each resource discussion includes an impact 
statement followed by the evaluation of the impact for the relevant category components, and a 
conclusion regarding the impact for the Project as a whole. Many of the Specific Plan’s objectives, 
standards and guidelines serve to avoid or minimize impacts associated with the Project’s 
implementation and are described generally and referenced in this discussion. When applicable, 
mitigation measures are also presented.   
 

No Impact: This determination is made if a resource is absent or if a resource exists 
within the project area or area of potential effect, but there is no potential that the project 
could affect the resource. 
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Less than Significant: This determination applies if there is a potential for some limited 
impact on a resource, but the impact is not significant under the significance criterion. 
 
Less than Significant with Mitigation: This determination applies if it is certain that the 
project would result in an adverse effect that meets the significance criteria, but 
mitigation is available to reduce the impact to a less than significant level. 
 
Significant and Unavoidable: This determination applies if the project would result in a 
significant adverse effect in accordance with the significance criteria and there is some 
mitigation available to lessen the impact, but the residual effect after implementation of 
the mitigation would remain significant.  

 
Mitigation Monitoring and Reporting Programs (MMRP): Where applicable, MMRPs have been 
developed to ensure that avoidance, minimization and mitigation measures are implemented, and 
assigned responsibility and schedules.  
 
Significance after Mitigation: This subsection identifies the level of significance of impacts after 
avoidance, minimization, and mitigation measures are implemented. 
 
Cumulative Impacts: Cumulative impacts are discussed in each environmental resource section 
following the description of project-specific impacts and mitigation measures. CEQA requires that an 
EIR contain an assessment of the cumulative impacts of a project when the project’s incremental effect 
may be cumulatively considerable. As defined in State CEQA Guidelines §15065(a)(3), “cumulatively 
considerable” means that the incremental effects of an individual project are significant when viewed in 
connection with the effects of past projects, the effects of other current projects, and the effects of 
probable future projects.  
 
The nature of the Specific Plan Project lends itself to a cumulative impact analysis based on the 
regional plan approach. Guidance for cumulative impact analysis is provided in State CEQA Guidelines 
§15130, which states that: 
 

• An EIR shall discuss cumulative impacts of a project when the Project’s incremental effect is 
“cumulatively considerable” (i.e., the incremental effects of an individual project are 
considerable when viewed in connection with the effects of past, current, and probable future 
projects, including those outside the control of the agency, if necessary). 

• An EIR should not discuss impacts that do not result in part from the Project evaluated in the 
EIR. 

• A Project’s contribution is less than cumulatively considerable, and thus not significant, if the 
Project is required to implement or fund its fair share of a mitigation measure or measures 
designed to alleviate the cumulative impact. 

• The discussion of impact severity and likelihood of occurrence need not be as detailed as for 
effects attributable to the Project alone. 

 
The focus of analysis should be on the cumulative impact to which the identified other projects 
contribute, rather than on attributes of the other projects that do not contribute to the cumulative impact.   
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2.3 Aesthetics 
 

2.3.1 Introduction 
 
This section evaluates potential impacts of building out the proposed Project on aesthetic, visual, and 
scenic resources, including potential loss of views, direct impacts to scenic resources, and effects of 
increased lighting on motorists, residents and commercial and institutional uses, and open space in and 
near the planning area. Specific Plan and relevant General Plan Policies and standard County 
requirements are evaluated as to their effect of mitigating or avoiding any potentially significant effects.   
 

2.3.2 Thresholds of Significance 
 
Based on Appendix G of the 2022 State CEQA Guidelines as set forth in the Riverside County Initial 
Study, impacts related to aesthetics would be significant if the proposed Project would:  
 

Scenic Resources 
a) Have a substantial effect upon a scenic highway corridor within which it is located? 
b) Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings and 

unique or landmark features; obstruct any prominent scenic vista or view open to the public; or 
result in the creation of an aesthetically offensive site open to public view? 

c) In non-urbanized areas, substantially degrade the existing visual character or quality of public 
views of the site and its surroundings? (Public views are those that are experienced from publicly 
accessible vantage points.) If the project is in an urbanized area, would the project conflict with 
applicable zoning and other regulations governing scenic quality? 
 

Mt. Palomar Observatory 
a) Interfere with the nighttime use of the Mt. Palomar Observatory, as protected through Riverside 

County Ordinance No. 655? 
 
Other Lighting Issues 
a) Create a new source of substantial light or glare which would adversely affect day or nighttime 

views in the area? 
b) Expose residential property to unacceptable light levels? 

 
 

2.3.3 Regulatory Framework 
 
Federal 
The National Environmental Policy Act of 1969 states that it is the responsibility of the federal government 
to “ensure all Americans safe, healthful, productive, and aesthetically and culturally pleasing 
surroundings … and to attain the widest range of beneficial uses in the environment with degradation, 
risk to health or safety, or other undesirable and unintended consequences.”1 The Federal Highway 
Administration (FHWA) in its implementation of the National Environmental Policy Act (NEPA)2 dictates 
that final decisions regarding projects are to be implemented according to the best overall public interest, 
taking into consideration the adverse environmental impacts, including the destruction or disruption of 
aesthetic values that would occur as result of a proposed Project. As noted below, there are no federally 
designated "scenic highways", scenic byways or other aesthetic or cultural resources that would be 
impacted by the proposed Project.  
 

 
1  National Environmental Policy Act of 1969 (Section 101 42 USC Section 4331 [b] [2])  
2  Ibid.  (USC Section 109 [h])  
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State 
 
California Scenic Highway Program 
Established in 1963 through Senate Bill 1467 (SB 1467), the Scenic Highway Program added Section 
260 through 263 to the California Streets and Highways Code. These sections required local government 
agencies to take the following actions to protect the appearance and values of a scenic corridor: 
 

• Regulate land use and density of development; 
• Provide detailed land and site planning; 
• Prohibit off-site outdoor advertising and control on-site outdoor advertising; 
• Control earthmoving and landscaping; and  
• Scrutinize the design and appearance of structures and equipment. 

 
As will be further discussed below, there are no state-designated scenic corridors that would be impacted 
by the proposed Project. 
 
Regional/Local 
 
Riverside County General Plan 
The Riverside County General Plan (2021) includes the following policies pertaining to visual resources 
that are relevant to the proposed Project: 
 
Chapter 3 – Land Use Element 
LU 3.3 Promote the development and preservation of unique communities in which each 

community exhibits a special sense of place and quality of design.  
 
LU 4.1 Require that new developments be located and designed to visually enhance, not degrade 

the character of the surrounding are through consideration of the following contexts:  
 a) Compliance with the design standards of the appropriate area plan land use category 
 b) Require that structures be constructed in accordance with the requirements of Riverside 

County’s zoning, building, and other pertinent codes and regulations.  
 g) Encourage innovative and creative design concepts.  
 k) Locate site entries and storage bays to minimize conflicts with adjacent residential 

neighborhoods.  
 l) Mitigate noise, odor, lighting, and other impacts on surrounding properties.  
 
LU 7.3 – Consider the positive characteristics and unique features of the project site and surrounding 

community during the design and development process. 
 
LU 7.4 Retain and enhance the integrity of existing residential, employment, agricultural, and 

open space areas by protecting them from encroachment of land uses that would result in 
impacts from noise, noxious fumes, glare, shadowing, and traffic.  

 
LU 7.5 Require buffering to the extent possible between urban uses and adjacent rural/equestrian 

oriented land uses.  
 
LU 14.1 Scenic Corridors: Preserve and protect outstanding scenic vistas and visual features for 

the enjoyment of the traveling public.  
 
Chapter 5 – Multipurpose Open Space Element 
 
OS 21.1 Identify and conserve the skylines, view corridors, and outstanding scenic vistas within 

Riverside County.  
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Eastern Coachella Valley General Plan 
 
ECVAP 4.1  Require the inclusion of outdoor lighting features that would minimize the effects on the 

nighttime sky and wildlife habitat areas. 
 
ECVAP 4.2 Adhere to Riverside County’s lighting requirements for standards that are intended to limit 

light leakage and spillage that may interfere with the operations of the Palomar 
Observatory. 

 
ECVAP 15.1 Protect the scenic highways in the Eastern Coachella Valley from change that would 

diminish the aesthetic value of adjacent properties in accordance with the Scenic Corridors 
section of the General Plan Land Use, Multipurpose Open Space, and Circulation 
Elements.  

 
Riverside County Ordinances 
 
Ordinance No. 348 – Land Use Ordinance 
This ordinance established allowable uses of land and sets standards for how allowable uses are 
developed.  
 
Ordinance No. 457 – Building Codes and Fees Ordinance 
The purpose of this ordinance is to adopt the (most recent) California Building Standards Code, California 
Code of Regulations, Title 24, to establish the minimum requirements for buildings standards of buildings, 
structures, and improvements, which are necessary to protect the public health, safety and general 
welfare.  
 
Ordinance No. 655 – Regulating Light Pollution 
The intent of this ordinance is to restrict the permitted use of certain light fixtures emitting into the night 
sky undesirable light rays which have a detrimental effect on astronomical observation and research.  
 
Ordinance 915 – Regulating Outdoor Lighting  
The purpose of this Ordinance is to provide minimum requires for outdoor lighting in order to reduce light 
trespass, and to protect the health, property, and well-being of residents in the unincorporated areas of 
the County.  
 
 

2.3.4 Environmental Setting 
 
The Coachella Valley and the proposed Project area are distinguished by the low-lying desert valley floor 
surrounded by the high terrain of the San Jacinto, San Bernardino, Little San Bernardino, and Santa 
Rosa Mountains. These contrasting viewsheds result in an exceptional display of open space and 
mountain scenery that is a major component of the aesthetic quality of the area. The mountainous areas 
that ring the Coachella Valley are comprised of a variety of rock formations including darkly varnished 
rock that contrasts with large expanses of light gray granite, and a diversity of vegetation. Views of the 
mountain ranges and the expansive desert floor that are visible within the project planning area are highly 
valued. 
 
The two highest peaks associated with the region are San Jacinto Peak in the San Jacinto Mountains 
located to the northwest and rising to an elevation of 10,804 feet, and San Gorgonio Peak in the San 
Bernardino Mountains with an elevation of 11,502 feet. The rise of Mt. San Jacinto, from the desert floor 
to the peak, is the steepest gradient in North America. The Santa Rosa Mountains are located 2.25± 
miles west and southwest of the planning area, with highest peaks being Toro Peak at 8,717 and Santa 
Rosa Peak at about 8,000 feet.  
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To the north and northeast of the subject property are the Indio Hills and Mecca Hills, with elevations 
rising to about 1,600 feet, with the Little San Bernardino Mountains bounding the valley to the northeast. 
The lowest portions of the project area are also a result of tectonic forces associated with the San 
Andreas Fault Zone. The Coachella Valley is the northwestern extension of a fault-controlled spreading 
zone, which extends from the Gulf of California. The spreading and subsidence has created a terminal 
lake, the Salton Sea, which has no outlet and currently stands at a surface elevation of 228± feet below 
mean sea level. The proposed Project is surrounded by natural vistas including the surrounding 
mountains and the expanse of cultivated fields and native desert lands.  
 

2.3.5 Existing Conditions 
 
The subject site has been in active agriculture use since at least the 1950s and continuing to the present. 
The middle of the north half of the site is partially occupied by agricultural sheds and a shop, water tank 
and well near the center of the site, and irrigation standpipes. A series of high-voltage power pools run 
east-west along the south boundary of the subject property within an Imperial Irrigation District (IID) 
easement. The balance of the site is in cultivation of produce crops and is therefore seasonally fallow 
part of the year.  
 

The proposed Project is situated on a primarily flat rural agricultural area of the eastern Coachella Valley. 
The Project area provides significant views of the Santa Rosa Mountains to the west and southwest, the 
San Jacinto Mountains to the northwest, and the Mecca Hills and Little San Bernadino Mountains to the 
north and northeast. These features provide scenic vistas for much of the eastern Valley. There are no 
significant scenic resources, such as trees, rock outcroppings and unique or landmark features on the 
Project site or immediate vicinity.  
 
The Project will provide a 5-million-gallon storage reservoir at the existing CVWD Middleton Reservoir 
7802-1 site located 2.4± miles southwest of the Project site (see Exhibit 1-11). The existing site currently 
hosts a CVWD 2.5 million tank and is planned for multiple tanks. It occurs at an elevation of 61± feet 
above sea level. The Middleton Reservoir 7802-1 site is surrounded by an earthen berm that serves to 
visually buffer the existing reservoir at this site.  
 
Mt. Palomar Observatory 
Mt. Palomar Observatory is a major scientific resource located in San Diego County approximately 5.5 
miles south of the Riverside County border and approximately 45 miles southwest of the Project site. In 
general, astronomic observatories need to be sites at least 30 to 40 miles away from large, brightly lit 
areas, such as cities and other urban concentrations to ensure adequate dark skies for observing. To 
minimize nighttime light pollution within the region surrounding the observatory, the County of Riverside 
enforces Ordinance No. 655 (Regulating Light Pollution). This ordinance established two zones for 
specific lighting controls based on distance from the Observatory: Zone A encompasses a sphere with a 
15-mile radius; Zone B encompasses a 45-mile radius from the Observatory. The intent of the ordinance 
is to restrict urban lighting that could interfere with operations at the observation. 
 
Lighting  
As noted above, the Project planning area is predominantly rural but with increasingly urban uses in the 
vicinity, including the Thermal Club development to the northeast and the night-lite sports stadium of the 
Desert Mirage High School which is located 0.50 southeast of the Project site.  
 
Resource Concepts and Terminology  
The following section describes the terms used in this aesthetics evaluation. Aesthetics resources are 
typically defined as both the natural and built environments of the surrounding landscapes that influence 
the public’s enjoyment and appreciation of the environment. A visual or aesthetic impact may occur 
depending on the extent to which a project’s presence would alter the visual character of the area in 
which it is located.  
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Visual Character  
Visual character includes attributes such as form, line, color, and texture, and is used to describe, not 
evaluate; that is, these attributes are neither considered good nor bad. However, a change in visual 
character can be evaluated when it is compared with the viewer response to that change. Changes in 
visual character can be identified by how visually compatible a proposed project would be with the existing 
condition by using visual character attributes as an indicator. The following attributes were considered: 

Dominance is position, size, or contrast; 
Scale is apparent size as it related to the surroundings; 
Form is visual mass or shape; 
Color is reflective brightness (light, dark) and hue (red, green); and 
Continuity is uninterrupted flow of form, line, color, or textural pattern. 

 
Visual Quality  
Visual quality is evaluated by identifying the vividness, intactness, and unity present in the project 
corridor. Public attitudes validate the assessed level of quality and predict how changes to the project 
corridor can affect these attitudes. This process helps identify specific methods for addressing each 
impact that may occur as a result of the project. The three evaluation criteria for visual quality are: 
 

Vividness is the extent to which the landscape is memorable and is associated with distinctive, 
contrasting, and diverse visual elements. 
Intactness is the integrity of visual features in the landscape and the extent to which the existing 
landscape is free from non-typical visual intrusions. 
Unity is the extent to which all visual elements combine to form a coherent, harmonious visual 
pattern. 

 
Affected Viewers  
Travelers and project neighbors are people who have views to the Project site. For this project, the project 
neighbors include roadway travelers especially those on surrounding major roadways. Local residents 
with existing views of the channel will also be affected viewers, as will those who work at adjoining 
agricultural lands and businesses; this group of prospective viewers is currently very limited.  
 
Visual Sensitivity  
Visual sensitivity is a measure of the viewer’s recognition of a particular object. It has three attributes: 
activity, awareness, and local values. Activity relates to the preoccupation of viewers – are they 
preoccupied, thinking of something else, or are they truly engaged in observing their surroundings. The 
more they are actually observing their surroundings the greater the sensitivity the viewer will have of 
changes to visual resources. Awareness relates to the focus of the view – the focus is wide, and the view 
is general, or the focus is narrow and the view specific. The more specific the awareness, the more 
sensitive a viewer is to change.  
 
Existing Visual Environment 
The subject property is flat with a gentle gradient to the south and southeast. The entire site has been in 
active cultivation for several decades. Views across the site are essentially unobstructed, with the five 
hayshed and shop buildings being located in the center of the property and one-quarter to one-half mile 
from the nearest public roads. Twenty IID high-voltage power poles 60+ feet in height run east-west along 
the south boundary of the subject property. A comparable row of high voltage power poles runs north-
south along the west side of Harrison Street, which bounds the Project site on the west. 
 
Surrounding lands are also essentially flat with no noticeable topographic relief. Lands to the east include 
equestrian uses and related structures, including residences, barns and other outbuildings, and corrals 
and meadows. Most of these easterly lands and the section to the south and southeast of the subject 
property are part of the Kohl Ranch Specific Plan.  
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Portions of the Kohl Ranch project are partially developed and located immediately northeast of the 
Project site and include the Thermal Club, an auto racing and partially built out residential resort. 
Immediately southeast of the project site are Kohl Ranch lands that have been graded and a lake 
installed; however, it appears that this development has been abandoned and there are no homes or 
other improvements on these lands. Most of the lands north of the project site are also a part of the Kohl 
Ranch project but are currently in agriculture and related uses. 
 
Surrounding viewsheds are comprised largely of the foothills and elevated terrain of the Santa Rosa 
Mountains that are clearly visible to the northwest, west and southwest. The area also has distant views 
to the northwest of Mt. San Jacinto and the San Bernardino Mountains beyond. The Little San Bernardino 
mountains to the north and northeast lie low on the horizon.  
 
The CVWD Middleton Reservoir 7802-1 site located 2.4± miles southwest of the Project site that currently 
hosts a CVWD 2.5 million tank and occurs at an elevation of 61-± feet above sea level. The reservoir site 
is surrounded by an earthen berm that will be shifted approximately 35 feet north of its current location 
to accommodate the new reservoir. As with the existing reservoir site design, the shifted berm will serve 
to visually buffer the existing and future reservoir at this site. Nearby development includes the Ladera 
golf club to the immediate south, extensive agriculture and the Santa Rosa Mountains foothills 0.60± 
miles to the west, providing a steep and dominant backdrop to the area viewshed. The nearest major 
public roadway, Harrison Street, is located 1.3± miles to the northeast at an elevation 135± feet below 
(downslope of) the reservoir site. 
 
 

2.3.6 Project Impacts 
 
The following discussion analyzes the proposed Project’s impacts on scenic resources, scenic vistas, 
and the overall visual quality and character of the surrounding areas. The visual setting is characterized 
by the natural, agricultural and built landscape features that may be viewed from publicly accessible 
vantage points. For analysis purposes, scenic resources are categorized as the built or natural 
environment that contributes to a scenic public setting. This includes but is not limited to trees and rock 
outcroppings. Scenic vistas are considered any publicly accessible viewpoints that provide expansive 
views of a highly valued landscape view. Impacts are assessed based on the Project’s potential to have 
a substantial adverse effect on scenic vistas, substantially damage scenic resources, or substantially 
degrade the existing visual character or overall quality of the site and its surroundings, including through 
the potential creation of light and glare and adversely impacting the night sky, including astronomical 
instruments located at the Mt. Palomar Observatory located to the west.  
 
Scenic Resources 
 

a) Have a substantial effect upon a scenic highway corridor within which it is located? 
 
There are no officially designated or eligible state scenic highways in the Project area or the CVWD 
Middleton Reservoir site, nor any locally designated scenic corridors (ECVAP Figure 10). The nearest 
scenic or eligible scenic highway is Highway 111, which is a State-eligible Scenic Highway between 
Bombay Beach on the Salton Sea and State Avenue 66 near Mecca and approximately 3.50 miles 
southeast of the Project and reservoir sites. Intervening development includes agricultural lands, mobile 
homes parks and scattered residences, the Coachella Valley Stormwater Channel, Coachella Valley 
Water District Water Reclamation Plant (CVWD WRP 4), the Thermal Club resort development and 
vacant lands. US Interstate-10 located 7.50± miles to the northeast is designated a County Eligible scenic 
highway. Therefore, the proposed Project will not have a significant adverse effect on any eligible county 
or state-designated highway. 
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b) Substantially damage scenic resources, including, but not limited to, trees, rock 
outcroppings and unique or landmark features; obstruct any prominent scenic vista or 
view open to the public; or result in the creation of an aesthetically offensive site open to 
public view? 

 
As noted in the above background discussion, there are no scenic resources or unique landmarks or 
features on the subject property, the entirety of which is in active cultivation. The aforementioned on-site 
agricultural buildings do not constitute a visual (or architectural) resource. Dominant visual elements on 
or close to the Project site include the IID high voltage power poles and lines located along the south 
boundary of the site and along the west side of Harrison Street. Prominent vista and viewsheds are 
generally to the south, west and northeast, as shown on the photos below. The Project will not have any 
significant adverse effects on scenic resources.  
 
Construction of the Project reservoir at CVWD Middleton Reservoir 7802-1 site will occur on the already 
developed and screened site. The Project will construct a 5 mg reservoir north of the existing 2.5 mg 
reservoir, and shift the existing berm approximately 35± feet to the north to continue to screen the site 
from downslope views. No existing scenic resources will be damaged, nor will there be any significant 
impact to existing prominent public scenic vistas or views.  
 

 
c) In non-urbanized areas, substantially degrade the existing visual character or quality of 

public views of the site and its surroundings? (Public views are those that are experienced 
from publicly accessible vantage points.) If the project is in an urbanized area, would the 
project conflict with applicable zoning and other regulations governing scenic quality? 

 
The distance between the subject property and the foothills and mountains to the southwest through 
northwest viewsheds places these features relatively low on the viewers’ horizon. Therefore, these views 
would be most affected as seen from Tyler Street and Avenue 62, with little or no effect for views seen 
from Harrison Street. The result is that development along major roadways bounding the site will 
somewhat obscure views from Tyler Street and Avenue 62.  

 
Tyler Street Frontage 
However, there are elements of the proposed Project that by design will serve to minimize the effects of 
development on the subject site on views. Development planned along Tyler Street would be comprised 
of large single-family lots on the north (PA-2) with lots oriented north-south. PA-2 setbacks along Tyler 

Tyler Street at Mid-Property Looking West Tyler Street at Mid-Property Looking Southwest 
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CVWD Middleton Reservoir 7802-1 Site 
The CVWD Middleton Reservoir 7802-1 site is located 2.4± miles southwest of the Project site that 
currently hosts a CVWD 2.5 million tank and occurs at an elevation of 61± feet above sea level. The 
reservoir site is surrounded by an earthen berm that will be shifted approximately 35 feet north of its 
current location to accommodate the new reservoir. As with the existing reservoir site design, the shifted 
berm will serve to visually buffer the existing and future reservoir at this site. Nearby development 
includes the Ladera golf club to the immediate south, extensive agriculture and the Santa Rosa 
Mountains foothills 0.60± miles to the west, providing a steep and dominant backdrop to the area 
viewshed. The nearest major public roadway, Harrison Street, is located 1.3± miles to the northeast at 
an elevation 135± feet below (downslope of) the reservoir site. 
 
The new reservoir will have no or very limited impacts on the surrounding scenic resources, which are 
dominated by the foothills and mountains to the west and southwest, as well as the Martinez Canyon 
alluvial cone which extends upslope behind the reservoir site. The future reservoir will therefore not 
degrade the visual character of the area and impacts will be less than significant. 
 
Mt. Palomar Observatory 
 

2. a) Interfere with the nighttime use of the Mt. Palomar Observatory, as protected through 
Riverside County Ordinance No. 655? 

 
Mt. Palomar Observatory is a major scientific resource located in San Diego County approximately 5.5 
miles south of the Riverside County border and 45± miles southwest of the Project site. In general, 
astronomic observatories need to be sited at least 30 to 40 miles away from large, brightly lit areas, such 
as cities and other urban concentrations to ensure adequate dark skies for observing. To minimize 
nighttime light pollution within the region surrounding the observatory, the County of Riverside enforces 
Ordinance No. 655 (Regulating Light Pollution). This ordinance establishes two zones for specific lighting 
controls based on distance from the Observatory: Zone A encompasses a sphere with a 15-mile radius; 
Zone B encompasses a 45-mile radius from the Observatory. The intent of the ordinance is to restrict 
urban lighting that could interfere with operations at the observatory.  
 
The Project site is located at the edge of Zone B and approximately 43± miles northeast of the 
observatory. Intervening terrain includes the Santa Rosa Mountains ranging up to 8,600 feet in elevation. 
Issues of Project lighting and potential impacts to the night sky are of primary concern. Project design 
guidelines indicate that the Project will conform to the County Lighting Ordinances. 
 
The proposed Project will include a variety of lighting, ranging from low-voltage landscape lighting to 
arena lighting up to 65 feet in height associated with the equestrian center. In addition to street lighting 
along the major arterials bounding the Project site, lighting within the Project will include parking lot 
illumination, architectural lighting, a variety of security lighting, including that associated with the future 
IID substation and CVWD wells. Overall lighting levels are expected to fall within and comply with County 
standards and regulations, including Ordinance No. 655, and will be sensitive to the many residential 
uses throughout the proposed Project. Therefore, Project lighting impacts to the Mt. Palomar Observatory 
will be less than significant. 
 
CVWD Middleton Reservoir 7802-1 Site 
The CVWD Middleton Reservoir 7802-1 site currently hosts a CVWD 2.5 million tank and occurs at an 
elevation of 61± feet above sea level. The reservoir site is surrounded by an earthen berm that will be 
shifted approximately 35 feet north of its current location to accommodate the new reservoir. The Santa 
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2.3.7 Mitigation Measures 

 
The Thermal Ranch Specific Plan will facilitate continued urbanization in the Project planning area, where 
aesthetic resources have been impacted by surrounding urban development, including Kohl Ranch and 
the Thermal Club. The Specific Plan provides goals, objectives, standards and guidelines to reduce 
aesthetic impacts associated with Project development and operation. The Specific Plan and County 
Zoning Ordinance ensure project-specific design review that will control design aesthetics, massing and 
scale of Project development. Therefore, the proposed Specific Plan serves to avoid or minimize the 
potential adverse effects of continuing urbanization on the planning area’s visual and other aesthetic 
resources. Impacts to aesthetic resources are expected to be less than significant, and no mitigation 
measures are required. Nonetheless, the following project design features derived from the proposed 
Specific Plan and its conditions of approval will further assure that impacts related to aesthetics are less 
than significant. 
 
AES-1 Landscaping plans and materials along rights-of-way and other development site perimeters 

shall serve to create a harmonious transition between individual development sites and the 
surrounding environment. Visual order in landscape designs and materials shall be used to 
establish or enhance visual order to streetscapes, parking areas, building perimeters and open 
space areas. 

 
AES-2 Free-standing walls and fences, where contemplated, shall be constructed as so as to minimize 

impacts to scenic vistas to the greatest extent practicable, and to define and delineate 
surrounding areas. Individual project landscaping should frame views, obscure or soften hard 
edges and enhance security.  

 
AES-3 All outdoor lighting shall be in compliance with Riverside County Lighting Ordinances 655 and 

915, and applicable Specific Plan guidelines. Other lighting requirements include the following:  
 

a. Outdoor lighting shall be limited to the minimum height, number and intensity of fixtures 
needed to provide security and identification, taking every reasonable effort to preserve 
the community’s night skies.  

 
b. Lighting fixtures shall be of appropriate scale, style and character of the architecture. No 

lighting which incorporates flashing, pulsing or is otherwise animated shall be permitted. 
 
c. The intensity of light at the boundary of a development site shall not exceed seventy-five 

(75) foot lamberts from a source of reflected light.  
 
d. All lighting shall be directed onto the individual development site and away from adjacent 

properties and public streets, provide appropriate shielding and minimal fixture height to 
ensure minimum impact on adjoining lands and streets. 

 
e. Elevated lighting, including but not limited to arena and parking lot lighting, shall be full 

cut-off fixtures. Drop or sag lens fixtures shall not be permitted.   
 
AES-4 Landscape lighting shall be shielded to direct and limit areas of illumination to the individual 

development site. No up-lighting that spills into the night sky shall be used. Landscape lighting 
plans and details shall be included with the final landscape plans for each planning area. 

 
AES-5 Exterior building and other security lighting for individual developments shall be integral to the 

building architecture and/or landscape plan, shall avoid excessive lighting levels and direct and 
shield illumination to protect adjoining properties and night skies. 
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AES-6 Where practicable, on-site electrical power lines shall be installed underground. Transformers 

and other power conditioning equipment shall be pad-mounted or placed in underground vaults, 
as determined appropriate by the County and Imperial Irrigation District (IID).  

 
AES-7 Lighting at the IID substation and all CVWD well sites shall be fully shielded from adjoining 

properties or streets, and the minimum intensity needed to provide security and meet the 
functional needs of these facilities. 

 
2.3.8 Significance After Mitigation 

 
As noted in Sections 2.3.6 and 2.3.7, the Project includes a wide range of design and development 
standards and guidelines and is not expected to have a significant adverse impact on area aesthetic 
resources. In addition, the aforementioned project design features and County Ordinance control and 
further ensure that impacts will be less than significant. 
 

2.3.9 Cumulative Impacts 
 
Cumulative impacts are those resulting from past, present, and reasonably foreseeable future actions. 
The Thermal Ranch Specific Plan provides design regulation and guidance for future development in the 
Project planning area, and augments additional regulations provided by County lighting ordinances. To 
protect against aesthetic resources being degraded by potential future development, the Specific Plan 
recognizes the importance of and vested interest in preserving and enhancing the planning area’s 
aesthetic resources. Therefore, any such impacts resulting from the implementation of the Thermal 
Ranch Specific Plan will not make a considerable cumulative contribution to regional impacts to these 
resources. 
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2.4 Agriculture and Forestry Resources 
 
 

2.4.1 Introduction 
 
This section addresses the potential environmental impacts of the proposed Project related to agriculture 
and forest resources. A background discussion of agricultural and soils classification systems and 
programs is provided and existing agriculture in the Project area and surrounding area are characterized. 
The impact analysis focuses on potential direct and indirect conversion of agriculture and forest resources 
as well as potential conflicts with existing zoning for agricultural and forestry uses.  
 
Information used in the preparation of this section was obtained from sources including the California 
Department of Conservation (CDC), the US Department of Agriculture Natural Resources Conservation 
Services, and the Riverside County General Plan. This section uses the LESA Model1, created by the 
California Department of Conservation, as an analytical tools to assess the proposed Project’s potential 
impacts on agricultural conversion (see Appendix A: LESA Model Outputs). 
 
 

2.4.2 Thresholds of Significance 
 
According to the Riverside County CEQA Guidelines, based on Appendix G of the 2018 State CEQA 
Guidelines, impacts related to agriculture and forestry would be significant if the Proposed Project would:  
 

1. Agriculture 
a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland) 

as shown on the maps prepared pursuant to the Farmland Mapping and Monitoring Program 
of the California Resources Agency, to non-agricultural use? 

b) Conflict with existing agricultural zoning, agricultural use or with land subject to a Williamson 
Act contract or land within a Riverside County Agricultural Preserve? 

c) Cause development of non-agricultural uses within 300 feet of agriculturally zoned property 
(Ordinance No. 625 “Right-to-Farm”)? 

d) Involve other changes in the existing environment which, due to their location or nature, could 
result in conversion of Farmland, to non-agricultural use? 

 
2. Forest 

a) Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public 
Resources Code section 12220(g)), timberland (as defined by Public Resources Code section 
4526), or timberland zoned Timberland Production (as defined by Govt. Code section 
51104(g))? 

b) Result in the loss of forest land or conversion of forest land to non-forest use? 
c) Involve other changes in the existing environment which, due to their location or nature, could 

result in conversion of forest land to non-forest use? 
 
The Initial Study determined that the Project would result in “No Impact’ for Forestry Resources threshold 
questions a-c) above. Therefore, forestry is not analyzed further in this EIR.  
 
  

 
1  California Agricultural Land Evaluation and Site Assessment Model (LESA), Department of Conservation.  
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2.4.3 Regulatory Framework 

 
Federal 
 
Farmland Protection Policy Act 
The Farmland Protection Policy Act (FPPA) requires an evaluation of the relative value of farmland that 
could be affected by decisions sponsored in whole or part by the federal government. The Natural 
Resources Conservation Service (NRCS), a federal agency within the U.S. Department of Agriculture 
(USDA), is the agency primarily responsible for implementation of the FPPA. The Act is intended to 
minimize the impact federal programs have on the unnecessary and irreversible conversion of farmland 
to nonagricultural uses. It assures that, to the extent possible, federal programs are administered to be 
compatible with State, local units of government, and private programs and policies to protect farmland.  
 
“Important Farmland” includes prime farmland, unique farmland, and farmland of statewide or local 
importance, as defined by Section 1540(c)(1) of the FPPA. Classification standards differ from state to 
state; each state may set its own criteria for classification in each category. Farmland subject to FPPA 
requirements can be forestland, pastureland, cropland, or other land, but not water or urban built-up land. 
As discussed below, the proposed Project has the potential to impact important farmlands.  
 
State 
 
California Land Conservation Act 
The California Land Conservation Act of 1965, commonly referred to as the Williamson Act, is the State’s 
primary program aimed at conserving private land for agricultural and open space use by applying an 
“agricultural preserve” designation. It is a voluntary, locally administered program that offers reduced 
property taxes on lands whose owners place enforceable restrictions through contracts between the 
individual landowners and local governments. Applications for agricultural preserve status require a 
minimum of 100 acres of contiguous agricultural land. Once an agricultural preserve is established, the 
land is restricted to agricultural and compatible uses for the duration of the 10-year contract. None of the 
parcels on the Project site or in its immediate vicinity are under Williamson Act contracts. 
 
State Farmland Designations 
The California Department of Conservation, Division of Land Resource Protection, runs the Farmland 
Mapping and Monitoring Program (FMMP) to provide data on the state’s agricultural resources. Important 
farmlands are classified based on criteria including soil type, moisture content, water supply, soil 
temperature, acidity, salinity, depth, drainage, water table, flooding, slope, erodibility, growing seasons, 
crop type and value, as well as other economic factors. The FMMP incorporates soil data issued by the 
US Department of Agricultural Natural Resource Conservation Service. The Department of Conservation 
FMMP defines the important farmland categories as follows:2  

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

 
2  California Department of Conservation, Important Farmland Categories, 

https://www.conservation.ca.gov/dlrp/fmmp/Pages/Important-Farmland-Categories.aspx (accessed May 
2023). 
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Statewide Important Farmlands: Farmland similar to Prime Farmland but with minor shortcomings, such 
as greater slopes or less ability to store soil moisture. Land must have been used for irrigated agricultural 
production at some time during the four years prior to the mapping date.  

Unique Farmlands: Farmland of lesser quality soils used for the production of the state's leading 
agricultural crops. This land is usually irrigated, but may include non-irrigated orchards or vineyards as 
found in some climatic zones in California. Land must have been cropped at some time during the four 
years prior to the mapping date. 

Farmland of Local Importance: Land of importance to the local agricultural economy as determined by 
each county's board of supervisors and a local advisory committee. 

The Riverside County General Plan (2015) defines Farmland of Local Importance as farmlands that are 
of locally significant economic importance, which are not covered by the above categories, and which 
include the following:3 

• Lands with soils that would be classified as Prime or Statewide Important Farmlands but lack 
available irrigation water. 

• Lands planted in 1980 or 1981 in dry land grain crops such as barley, oats, and wheat. 

• Lands producing major crops for Riverside County but that are not listed as Unique Farmland 
crops. Such crops are permanent pasture (irrigated), summer squash, okra, eggplant, radishes, 
and watermelon. 

• Dairylands including corrals, pasture, milking facilities, hay and manure storage areas if 
accompanied with permanent pasture or hayland of 10 acres or more. 

• Lands identified by Riverside County with Agriculture land use designations or contracts. 

• Lands planted with jojoba that are under cultivation and are of producing age. 
 
Right to Farm Act 
The stated purpose of the Right to Farm Act is to “conserve, protect and encourage the development, 
improvement and continued viability of agricultural land and industries for the long-term production of 
food and other agricultural products, and for the economic well-being of the county’s residents.” It seeks 
to “balance the rights of farmers to produce food and other agricultural products with the rights of non-
farmers who own, occupy or use land within or adjacent to agricultural areas.” The Right to Farm Act is 
enacted in Riverside County by Ordinance 625.1. 
 
Regional/Local 
 
Riverside County General Plan / Eastern Coachella Valley Area Plan 
The proposed Project is located within the Riverside County Eastern Coachella Valley Area Plan 
(ECVAP), which is a sub-area of the Riverside County General Plan (Riverside County 2015). The 
General Plan establishes policies to guide development and conservation within the entire 
unincorporated County territory, while the Area Plan details standards and policy direction specifically for 
the eastern Coachella Valley. The General Plan provides policies that are intended to preserve areas 
where agricultural uses are the long-term desirable use, and to minimize conflicts between agricultural 
and urban/suburban uses: 
 

 
3  County of Riverside General Plan (2015) Multipurpose Open Space Element, p.OS-19. 
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LU 20.1 Encourage retaining agriculturally designated lands where agricultural activity can be 

sustained at an operational scale, where it accommodates lifestyle choice, and in locations 
where impacts to and from potentially incompatible uses, such as residential uses, are 
minimized, through incentives such as tax credits. 

 
LU 20.4 Encourage conservation of productive agricultural lands. Preserve prime agricultural lands 

for high-value crop production. 
 
LU 20.5 Continue to participate in the California Land Conservation Act (the Williamson Act) of 

1965. 
 
LU 20.6 Require consideration of state agricultural land classification specifications when a 2.5-

year Agriculture Foundation amendment to the General Plan is reviewed that would result 
in a shift from an agricultural to a non-agricultural use. 

 
LU 20.7  Adhere to Riverside County’s Right-to-Farm Ordinance. 
 
OS 7.2 In cooperation with individual farmers, farming organizations, and farmland conservation 

organizations, the County of Riverside shall employ a variety of agricultural land 
conservation programs to improve the viability of farms and ranches and thereby ensure 
the long-term conservation of viable agricultural operations within Riverside County. 

 
The ECVAP recognizes the importance of preserving the Coachella Valley’s agricultural resources for 
their economic, cultural and scenic values. The plan contains the following policies relevant to agriculture 
preservation: 
 
ECVAP 5.1  Retain and protect agricultural lands through adherence to the policies contained in the 

Agriculture section of the General Plan Land Use Element. 
 
ECVAP 8.2  Discourage industrial uses that may conflict with agricultural or residential land uses either 

directly or indirectly within the Eastern Coachella Valley Area Plan. 
 
Riverside County Land Use Ordinance 
The Riverside County Land Use Ordinance (Ordinance 348.4802) provides for land use planning and 
zoning regulations and related functions of Riverside County. The Land Use Ordinance establishes 
zoning districts, standards, and regulations to guide development within the County. Most of the Project 
site is zoned for Heavy Agriculture, while the western quarter of the property, adjacent to Harrison Street, 
is zoned as a Controlled Development Area (W-2). 
 
SCAG Regional Transportation Plan / Sustainable Communities Strategy 
The 2020-2045 Regional Transportation Plan / Sustainable Communities Strategy (RTP/SCS), prepared 
by the Southern California Association of Governments (SCAG), is a long-range plan for achieving 
connected transportation projects and investments across a six-county region. One of the goals of the 
RTP/SCS is to “promote conservation of natural and agricultural lands and restoration of habitats.” The 
Plan includes a Natural and Farm Land Conservation technical report, which outlines SCAG approach to 
conservation planning, including through the implementation of policies to protect threatened natural and 
farm lands, while accounting for the needs of current and future populations.  
 
 
 



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Section 2 Environmental Impacts and Mitigation Measures 
 

 
Riverside County 2.4-5 Thermal Ranch Specific Plan EIR 

2.4.4 Environmental Setting 
 
Agriculture is an industry of major economic importance to the Coachella Valley, as well as to the county 
and state. It is one of the most valuable industries in Riverside County, and is an important source of 
employment opportunities for many residents. In 2020, Riverside County’s total crop valuation was 
$1,418,220,000, ranking it as the 14th most valuable agricultural county in the state.4  
 
The climate in the Coachella Valley is characterized by low humidity, high summer temperatures, and 
mild dry winters. According to the CVWD Colorado River Water Agricultural Water Conservation Plan, 
these desert conditions allow diverse crops to be grown year-round, including through the winter when 
most agricultural production in the county is off-season. Much of the Eastern Coachella Valley Area Plan 
region is dedicated to agriculture, including crops such as date palms, grapes, citrus, and seasonal row 
crops. According to the Riverside County Agricultural Commissioner’s Office 2020 Report, the Coachella 
Valley agricultural district’s crop valuation was $703,250,000 in 2020. The Coachella Valley’s crop value 
represents approximately 58% of the county-wide crop valuation.  
 
Farmland Conversion 
As shown in Table 2.4-1, the Southern California Association of Governments (SCAG) region lost 21% 
of its agricultural lands from 1984 to 2016. While farmland conversion was considerably more significant 
in Orange County and San Bernardino County, Riverside County lost 25% of its farmland over the 32-
year period.  
 

Table 2.4-1:  Farmland Loss by County, 1984 to 2016 
County 1984 2016 Percent Change 

Imperial County 562,132 528,471 -6% 
Los Angeles County 60,877 27,390 -55% 

Orange County 26,535 5,715 -78% 
Riverside County 561,542 419,835 -25% 

San Bernardino County 69,575 20,293 -71% 
Ventura County 132,388 118,508 -10% 
SCAG Region 1,413,049 1,120,212 -21% 

Source: SCAG 2020-2045 RTP/SCS Natural and Farm Land Conservation Technical Report, Table 6.  
 
Data from the California Department of Conservation Farmland Mapping and Monitoring Program 
(FMMP) shows the change in acres of important farmlands in Riverside County from 2006 to 2018. As 
shown in Table 2.4-2, approximately 7%, or 30,612 acres, of the County’s important farmlands were 
converted to other land uses over the twelve-year period.  
 

Table 2.4-2:  Riverside County Important Farmland Loss, 2006 to 2018 
Land Use Category 2006 2018 Percent Change 
Prime Farmland 128,510 116,926 -9% 
Farmland of Statewide Importance 46,920 43,610 -7% 
Unique Farmland 37,950 32,610 -14% 
Farmland of Local Importance 231,090 221,201 -4% 
Important Farmland Subtotal 444,470 413,858 -7% 
Total Area Inventoried 1,934,620 1,944,480 +0.5% 
Source: California Department of Conservation, Farmland Mapping and Monitoring Program, Riverside County Land Use 
Conversion Tables https://www.conservation.ca.gov/dlrp/fmmp/Pages/Riverside.aspx (accessed April 2023); County of 
Riverside Environmental Impact Report No.521, February 2015. 

 
 

4  2020 Report prepared by the Riverside County Agricultural Commissioner’s Office, 2020.  
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According to Riverside County EIR No.521 prepared for the 2015 update to the County General Plan, 
homes, golf courses, commercial uses, and community facilities constituted most of the new urban land 
uses resulting from the conversion of farmland. Some farmlands in the County were also fallowed or 
converted to grazing uses, a process known as land idling. According to the State of California, the trend 
towards idling agricultural lands can be attributed in part to the lack of water availability and agricultural 
market conditions.5  
 

2.4.5 Existing Conditions 
 
The subject property is located in the agricultural region of the eastern Coachella Valley, in central 
Riverside County. More than two-thirds of farmland in the Coachella Valley is irrigated with Colorado 
River water, delivered via the Coachella Branch Canal of the All-American Canal and distributed to 
farmlands via the irrigated distribution system operated by the US Bureau of Reclamation (USBR) and 
Coachella Valley Water District (CVWD).6 As shown in Exhibit 2.4-1, the Project site is located within 
CVWD Improvement District No.1 (ID-1), the service area for Colorado River water delivery. ID-1 
encompasses a 136,400-acre area, including most of the eastern Coachella Valley and part of the 
western Valley. 
 
The 619.1-acre Project site is currently in use for agriculture and has been for decades. According to the 
Phase 1 ESA prepared for the Project, agricultural activities first began on part of the site between 1949 
and 1953, when irrigation standpipes and underground irrigation pipelines were first established on the 
property.7 By 1959 the entire site was in agricultural use, and it has continued to be in agricultural use 
since this time.  
 
The Project site is relatively flat and comprised of five soil types (see Exhibit 2.9-1). As shown in Table 
2.4-3, Indio series comprise the majority of soils on the property.  
 
According to the Biological Resources Assessment prepared for the Project,8 Indio soil series consist of 
“very deep, well or moderately well drained soils formed in young calcareous, silty mixed alluvium derived 
from mixed rock sources. They are intermittently moist soils typically found on alluvial fans, lacustrine 
basins and flood plains that were historically, and still are used for irrigated cropland and livestock 
grazing”.  
 
Gilman soils are the second most prevalent series on the subject site. Gilman series consist of very deep, 
well drained soils formed in stratified alluvium that typically occur on flood plains and alluvial fans. These 
soils are also historically and currently used for irrigated cropland and livestock grading. As stated in the 
Biological Resources Assessment, despite the “wet” designation of the Gilman soil, the site does not 
contain springs, seeps, or other natural wet areas.  
 
Salton soils make up a small portion of the Project site (8.5%). These soils are, according to the NRCS 
soil survey, “somewhat poorly drained soils formed in alluvium”, and are used for cotton, alfalfa hay, 
irrigated pasture, truck crops, dates, and recreation.  
 

 
5  County of Riverside Environmental Impact Report No. 521, February 2015.  
6  Colorado River Water Agricultural Water Conservation Plan, prepared by Coachella Valley Water District, 

December 2021.  
7  Phase 1 Environmental Site Assessment for the Agricultural Property Located at 85400 Avenue 62 and 62101 

Tyler Street, prepared by Terra Nova Planning & Research, September 2022.  
8  “Thermal Ranch Development Project Biological Resources Assessment & CVMSHCP Compliance Report” 

prepared by WSP USA Environment & Infrastructure, Inc., September 2022.  
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Table 2.4-3 
Project Site Soils 

Soil Symbol Soil Unit Name Acres on 
Project Site1 

Percent of 
Project Site 

Ir Indio fine sandy loam, wet 245.5 39.5% 
It Indio very fine sandy loam, wet 195.3 31.4% 

GcA Gilman fine sandy loam, wet, 0 to 2 percent slopes 123.4 19.8% 
Sb Salton silty clay loam 52.6 8.5% 
GfA Gilman silt loam, wet, 0 to 2 percent slopes 5.3 0.09% 

Source: USDA National Resources Conservation Service, Web Soil Survey, https://websoilsurvey.nrcs.usda.gov (Accessed 
April 2023).  
1 The on-site acreage of each soil unit is estimated for analysis purposes using NRCS Web Soil Survey.  

 
According to the California Department of Conservation (CDC) Farmland Mapping and Monitoring 
Program, all but the southwest corner of the subject property is designated as Prime Farmland (Exhibit 
2.4-2). The small remaining portion in the southwestern corner of the site is designated as Farmland of 
State-wide Importance. Other lands surrounding the site also include Prime Farmland, Farmland of State-
wide Importance, Unique Farmland and Farmland of Local Significance. 
 
The Project site is not under a Williamson Act contract. As shown in Exhibit 2.4-3, the nearest properties 
under a Williamson Act contract are one mile east of the site and 1.2 miles southwest of the site. The 
lands one mile east of the Project are designated as Mixed Enrollment Agriculture Land, which the 
Department of Conservation defines as “enrolled lands containing a combination of Prime, Non-Prime, 
Farmland Security Zone (FSZ), or other contracted or enrolled lands not yet delineated by the county.” 
The lands 1.2 miles southwest of the site have a Prime Agricultural Land enrollment status, which is 
defined as land enrolled in a Williamson Act contract and that meets any of the criteria set forth under 
California Government Code §51201.  
 
The Project site is currently designated “Agriculture” in the General Plan Foundation Element and the 
Eastern Coachella Valley Area Plan (ECVAP). The majority of the subject property is currently zoned as 
Heavy Agriculture, as shown in Exhibit 2.4-4. An approximate west half of the west half of the subject 
Section 5 site, adjacent to Harrison Street, is zoned as Controlled Development Area (W-2).  
 
The subject site is located on the western edge of land uses that have been in the process of transitioning 
away from agriculture to urban uses for many years. As shown in Exhibit 2.4-4 and 2.4-5, lands to the 
east and north of the subject site are within the Kohl Ranch Specific Plan, which has undergone the 
entitlements process for conversion from agricultural to residential and commercial uses. Some lands to 
the west of the Project site are also zoned for residential use. 
 
  



Improvement District No. 1 

Sources: Coachella Valle Water District, District Code Ch. 3.10 

r--.., ® 

~ ~TERRANOVA 
PLANNING & RESEARCH. INC. 

Thermal Ranch Specific Plan EIR 
CVWD Improvement District No. 1 

Thermal, California 

A 
04.18.23 

Exhibit 

12.~11 



Prime Farmland 

Farmland of Statewide Importance 

UniQue Farmland 

Grazing Land 

Farmland of Local Importance 

Farmland of Local Potential 

Other Land 

■ Confined Animal Agriculture 

Nonagricultural or Natural Vegetation 

Vacant or Disturbed Land 

Rural Residential Land 

-

Semi-agricultural and Rural Commercial Land 

Urban and Built-Up Land 

Water Area 

Irrigated Farm land 

Nonlrrigated Farmland 

Sources: California De artment of Conservation 04.21.2023 

r--.., ® 

~ ~TERRANOVA 
PLANNING & RESEARCH, INC. 

Thermal Ranch Specific Plan EIR 
Important Farmland 
Thermal, California 

04.21.23 

Exhibit 

12.4-2 I 



Contract Enrollment Status 

■ Prime Agriculture Land 

D Mixed Enrollment Agriculture Land 

Nonprime Agriculture Land 

D Project Boundary A 
Sources: California De artment of Conservation 04.21.2023 

r--.., ® 

~ ~TERRANOVA 
PLANNING & RESEARCH, INC. 

Thermal Ranch Specific Plan EIR 
Williamson Act Enrollment 

Thermal, California 

04.21.23 

Exhibit 

12.4-31 



R-1 

A-1-20 

A-1-10 

A-1-5 

A-1-10 

Riverside County Zoning 

Agriculture 
- A-1 Llghl Agrtcullur• 

- A-2 Huvy Agrtcultur• 

Residential 
D R•1 On•-Famlly Owelllng 

R-J G•n•r•I RHfd•nllaf 

- R-4 Planned Resldenllol 

- R-S Open Area Combining 
zon• R ... oeveIopmen1s 

Development Areas 
D W•2 Controlled O•veIopmen1 Areas 

- W-2-M Controlled D•v. ArH 
with Mobil• Hom .. 

Commercial & Manufacturing 
- C·1/C•P G•nual Commuctal 

- M-H Manufacturing H .. vy 

Specific Plan 
~ Kohl Ranch Sp•clllc Ptan 

D Project Boundary 

Sources: Riverside Coun 

r-- .., @ 

~ ~TERRANOVA 
PLANNING & RESEARCH. INC. 

M-f.t 
W-2-20 

A-1-10 

Thermal Ranch Specific Plan EIR 
Existing Zoning 

Thermal, California 

0.25 0.5 

05.08.23 

Exhibit 

12.4-41 



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Section 2 Environmental Impacts and Mitigation Measures 
 

 
Riverside County 2.4-12 Thermal Ranch Specific Plan EIR 

2.4.6 Project Impacts 
 
Introduction 
The Project proposes the development of an equestrian-oriented, resort residential community on the 
approximately 619-acre site. Its development would result in a 231-acre equestrian center surrounded 
by a variety of complementary uses including a diversity of residential neighborhoods, resort and 
hospitality development, and neighborhood commercial. The proposed Project would constitute a major 
encroachment into an agricultural area, on a site that is well served by CVWD/USBR irrigation systems, 
tile drainage and agricultural drain facilities. 
 
Agricultural Land Evaluation and Site Assessment (LESA) 
 
Given the potential impacts associated with the proposed farmland conversion, this EIR utilizes the LESA 
Model as a tool by which to assess the potential significance of impacts. Appendix G of the California 
Environmental Quality Act (CEQA) Guidelines states that: “In determining whether impacts to agricultural 
resources are significant environmental effects, lead agencies may refer to the California Agricultural 
Land Evaluation and Site Assessment Model (1997) prepared by the California Department of 
Conservation (CDC) as an optional model to use in assessing impacts on agriculture and farmland.”  
 
Further, as stated above, the LESA Model was specifically created by the CDC in order to provide 
“specific guidance concerning how agencies should address farmland conversion impacts.”9 It is 
therefore an appropriate tool to guide the following analysis and by which to determine the significance 
of impacts. As noted in Section 2.4.2, the CEQA Appendix G thresholds are used to assess potential 
impacts to agricultural lands and are evaluated below following the discussion of the LESA analysis. 
 
The LESA Model uses six different factors (two based on soil resource quality and four based on on-site 
and adjacent land characteristics) to develop a weighted score that identifies the significance of potential 
impacts to agricultural resources. The Land Evaluation (LE) scoring utilizes two soil factors. The Land 
Capability Classification (LCC) indicates the suitability of soils for most kinds of crops, and the risk of 
damage when they are used in agriculture, while the Storie Index provides a numeric rating (0–100) of 
the relative degree of suitability or value of a given soil for intensive agriculture. The Site Assessment 
(SA) scoring considers the size of the site to be converted, water supply restrictions in drought and non-
drought years, and the presence (or absence) of adjacent agricultural, habitat, or parkland uses.  
 
By assessing a variety of soil, water, and land use characteristics, it is possible that the conversion of a 
large parcel containing poor soils and with limited access to water would not result in a significant impact, 
while the conversion of a much smaller well-watered parcel with quality soils could be considered 
significant. To ensure that potential impacts to adjacent agricultural activities are appropriately 
considered, the LESA Model requires an examination of land use on all parcels within a Zone of Influence 
(ZOI) that extends a minimum 0.25 mile (mi) from the actual boundary of the site.  
 
Tables 2.4-4 to 2.4-10 show the land evaluation and site assessment scores for the Project, as well as 
the resulting significance. 
 
LESA Land Evaluation Factors – Land Capability Classification and Storie Index 
The suitability of land for agricultural use is evaluated based on Land Capability Classification (LCC) and 
the Storie Index. LCC indicates the suitability of soils for most crops, with classifications made based on 
the limitations of the soils when used to grow crops and the risk of damage to the soils when they are 
used in agriculture.  

 
9  California Agricultural Land Evaluation and Site Assessment Model, Instruction Manual, 1987, p.3. 
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Soils are rated from Class I to Class VIII. Class I indicates the fewest restrictions, and higher numbering 
of the soil classes (e.g. Class VIII) indicates progressively greater limitations and narrower choices for 
practical agricultural use. The classes are defined as follows: 

• Class I soils have few limitations that restrict their use. 

• Class II soils have moderate limitations that reduce the choice of plants or that require special 
conservation practices, or both. 

• Class III soils have severe limitations that reduce the choice of plants. 

• Class IV soils have severe limitations that reduce the choice of plants, or that require very careful 
management, or both. 

• Class V soils are not likely to erode but have other limitations, impractical to remove, that limit 
their use. Class VI soils have severe limitations that make them generally unsuitable for 
cultivation. Class VII soils have very severe limitations that make them unsuitable for cultivation. 

• Class VIII soils have very severe limitations that nearly preclude their use for commercial crop 
production. 

 
In general, the fewer the limitations, the more suitable the soil is for agriculture, and the lower the costs 
of overcoming limitations. LCC subclasses are designated by lowercase letters e, w, s, or c.  
 
Using soil survey information from the Department of Agriculture Natural Resources Conservation 
Service (NRCS), the Project was found to have mostly Class IIw soils, with a small portion of the site 
containing Class IVw soils. Subclass “w” indicates that the presence of water within the soil can cause a 
limitation in plant growth. The LCC rating for the Project is based on irrigated use. Given that most of the 
Project site is comprised of Class II soils, it can be understood that the soils have moderate limitations 
that reduce the choice of plants and/or that require special conservation practices. 
 
The Storie Index provides a rating for a given soil’s degree of suitability for intensive agriculture, based 
on the soil’s profile characteristics, surface layer texture, slope, and other factors. Soil survey data from 
the NRCS shows the Project site as containing primarily soils rated 88, with a small portion of soils rated 
40. That the majority of the site has a high Storie Index rating indicates the site generally has a high 
degree of suitability for intensive agriculture.  
 
Table 2.4-4 shows the LCC and Storie Index scores for the Project site. Total LCC and Storie Index 
scores are weighted based on the proportion of the subject site made up of each soil unit.  
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Table 2.4-4 

Land Capability Classification (LCC) and Storie Index Scores 

Soil Unit 
Proportion 
of Project 

Area 

LCC 
(irrigated) 

LCC 
Rating 

(irrigated) 
LCC Score Storie 

Index 
Storie Index 

Score 

Gilman fine sandy 
loam (GcA) 0.198 2w 80 15.87 88 17.46 

Gilman silt loam 
(GfA) 0.009 2w 80 0.68 88 0.75 

Indio fine sandy loam 
(Ir) 0.395 2w 80 31.57 88 34.73 

Indio very fine sandy 
loam (It) 0.314 2w 80 25.11 88 27.63 

Salton silty clay loam 
(Sb) 0.085 4w 40 3.38 40 3.38 

Totals 1  
76.62 

LCC Total 
Score 

 
83.94 

Storie Index 
Total Score 

LCC Rating based on Table 2 of the LESA Instruction Manual (California Department of Conservation, 1997).   
 
 
LESA Site Assessment – Project Size 
The LESA Model analyses a project’s size in recognition that the size of a farm can impact the viability 
of commercial agricultural operations. Agriculture requires large fields, high-quality soils, and water 
sources. In order to account for the quality of the agricultural land, three consolidated LCC categories are 
used to determine a score based on acreage in each category.  

As shown in Table 2.4-5, 569.5 acres of the Project site are comprised of soils in LCC Classes I-II, and 
52.6 acres are in LCC Class IV-VIII. The Project received the maximum score, representing 80-acres or 
above, for the LCC Class I-II category. It received a score of 20, indicating 40 to 99 acres, for LCC Class 
IV-VIII.  
 

Table 2.4-5 
Project Size Score 

 Acreage per Soil Unit Total 
Acres 

Project Size 
Scores 

LCC Class I-II 123.4 5.3 245.5 195.3 569.5 100 
LCC Class III 0 0 0 0 0 0 

LCC Class IV-VIII 52.6 0 0 0 52.6 20 
Project size score based on Table 3 of the LESA Instruction Manual (California Department of Conservation, 1997).   

 
The points for the LCC Class with the highest score, in this case 100 points for LCC Class I-II, is used as 
the project size score in the final LESA score table (Table 2.4-9). 
 
LESA Site Assessment – Water Resources Availability 
The LESA Model evaluates whether irrigated and dryland agriculture is feasible on a given site, and, 
based on the water resources that supply a site, whether restrictions exist on drought or non-drought 
years. The model assesses the occurrence of two kinds of restrictions to agricultural production: physical 
and economic.  
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As defined in the LESA Instruction Manual, a physical restriction is “an occasional or regular interruption 
or reduction in a water supply, or a shortened irrigation season, that forces a change in agricultural 
practices -- such as planting a crop that uses less water, or leaving land fallow.” The Instruction Manual 
defines an economic restriction as “a rise in the cost of water to a level that forces a reduction in 
consumption.” This could include surcharge increases from suppliers or additional costs incurred from 
pumping groundwater.  
 
Under the model, irrigated agricultural production is considered feasible when a) there is an existing 
irrigated system on the project site, b) physical and/or economic restrictions are not severe enough to 
halt production, and c) it is possible to achieve viable economic returns on crops through irrigated 
production.10 Based on these definitions, Table 2.4-6 shows the feasibility of irrigated production on the 
Project site on drought and non-drought years, and the resulting water resource score. 
 

Table 2.4-6 
Water Resources Availability Factors 

Option 

Non-Drought Years Drought Years Water 
Resource 

Score 
Irrigated 

Production 
Feasible? 

Physical 
Restrictions? 

Economic 
Restrictions? 

Irrigated 
Production 
Feasible? 

Physical 
Restrictions? 

Economic 
Restrictions? 

1 Yes No No Yes No No 100 
Water resources availability score based on Table 5 of the LESA Instruction Manual (California Department of Conservation, 
1997). 

 
The Project site is located in CVWD Improvement District No. 1 (ID-1). Lands within ID-1 are served by 
imported water from the Colorado River provided from the 122-mile long Coachella Canal, a branch of 
the All-American Canal. The water is distributed to farmlands via the irrigated distribution system 
operated by the US Bureau of Reclamation (USBR) and CVWD. CVWD’s Canal Water Shortage 
Contingency Plan (Article XII of the CVWD District Code) outlines the priority that different user groups 
have over the Colorado River water imported via the canal, and the resulting order in which water 
reductions would be applied. Water reductions to users would be implemented in the following order: 

1. Groundwater replenishment inside and outside ID-1. 
2. Non-agricultural and Mid-Valley pipeline customers outside ID-1. 
3. Agricultural customers outside ID-1.  
4. Non-agricultural or Class II customers inside ID-1. 
5. Commercial agricultural inside ID-1.  

 
According to these priorities provided in §3.10.490 of the CVWD District Code, commercial agricultural 
production on the Project site would have the highest priority in the District for imported Colorado River 
water. It is therefore determined that during drought and non-drought years, the Project site does not 
experience physical restrictions that are severe enough to halt production.  
 
CVWD evaluates the cost of service for canal water based on reappraisals every five years. The most 
recent Canal Water Cost of Service Study, prepared for CVWD by Carollo Engineers, Inc., identifies the 
operating, capital, reserve, and policy costs of CVWD’s Canal fund, and apportions these costs to 
customer rates based on user class.11 As a commercial agriculture user within ID-1, the Project site is 
exempt from certain fees.  

 
10  LESA Instruction Manual, prepared by California Department of Conservation, 1997, page 18. 
11  “Coachella Valley Water District Canal Water Cost of Service Study” prepared by Carollo Engineers, Inc. for 

CVWD, February 2021.  
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Based on the most recent rate study, CVWD is proposing incremental rate increases from 2022 to 2026. 
The exact impact of rate increases to the commercial viability of the Project cannot be determined without 
in-depth analysis of the current agricultural operation on-site. However, it is likely that the five-year rate-
setting system used by CVWD would stabilize water costs during drought years.  
 
It should be acknowledged that California has been experiencing unprecedented drought, which could 
worsen as a result of climate change.  While it can be assumed that CVWD will attempt to stabilize water 
deliveries as much as possible, particularly for priority users such as commercial agriculture in ID-1, the 
sustainability of the supply cannot be guaranteed in the long term. Nonetheless, under the current and 
near-term conditions, the Project site has priority access to affordably priced irrigation water. Therefore, 
for the purpose of analysis, it will be assumed that the subject site would not be subject to economic 
restrictions on drought or non-drought years such that production would be halted or economically 
unviable.  
 
Given that the Project site is serviced by an existing irrigation system, and that it was determined that the 
water supply would not be subject to physical or economic restrictions on drought or non-drought years, 
a water availability score of 100 was assigned.  
 

Table 2.4-7 
Water Resources Availability Score 

Water Source Proportion of 
Project Area 

Water Availability 
Score Weighted Availability Score 

Colorado River 1 100 100 
Water resources availability score based on Table 5 of the LESA Instruction Manual (California Department of 
Conservation, 1997). 

 
LESA Site Assessment – Surrounding Agricultural and Protected Resource Land 
A “Zone of Influence” (ZOI) was identified for the Project which includes all parcels that are within or are 
intersected by a 0.25-mile buffer around the subject site (Exhibit 2.4-5). The percent of the Project’s ZOI 
that is currently in agriculture was calculated based primarily on the Department of Conservation’s 
Important Farmland Map Series.  
 
Protected resource lands include Williamson Act contracted lands, publicly owned park or forest land, 
and lands with agricultural, wildlife habitat, or other natural resource easements. Table 2.4-8 shows the 
percent of the Project’s ZOI that is in agriculture or is protected resource land.  
 

Table 2.4-8 
Surrounding Agricultural and Protected Resource Land 

Zone of Influence 
Surrounding 
Agricultural 
Land Score 

Surrounding 
Protected 
Resource 

Land Score 

Total Acres Acres in 
Agriculture 

Acres of 
Protected 
Resource 

Land 

Percent in 
Agriculture 

Percent 
Protected 
Resource 

Land 

  

1489.60 915.00 0 61.43 0 50 0 
Agricultural Land Score and Surrounding Protected Resource Land Score based on Tables 6 and 7 of the LESA Instruction Manual 
(California Department of Conservation, 1997).   
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As shown in the above table, the Project’s ZOI comprises approximately 1,489.6 acres of land. Of this 
area, approximately 915 acres or 61.43% of the land is in agriculture. Parcels are counted as being in 
agriculture if identified as Prime Farmland, Farmland of Statewide Importance, Farmland of Local 
Importance, or other classifications indicating agricultural use according to the California Important 
Farmland Finder. Adjacent parcels within the approved Kohl Ranch Specific Plan (SP) area were not 
counted as agricultural land. The SP has been through the entitlements process to develop these sites 
for residential and commercial uses, and thus the Kohl Ranch SP planning area has been formally 
“committed” to nonagricultural use.  
 
Based on the percent of the ZOI in agriculture (61.43%), the Project received a score of 50 for surrounding 
land in agriculture. None of the land in the Project’s ZOI is protected resource land, and therefore the 
Project received a surrounding protected resource land score of 0.   
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LESA Analysis Results 
The California LESA Model is weighted so that 50 percent of the total LESA score is derived from the 
Land Evaluation factors (Table 2.4-4) and 50 percent from the Site Assessment factors (Table 2.4-5 to 
2.4-8). As shown in Table 2.4-9, the total LESA score for the Project site is 77.64.  
 

Table 2.4-9 
Final LESA Score 

 Factor Scores Factor Weight Weighted Factor 
Scores 

Land Evaluation Factors    
Land Capability Classification 76.62 0.25 19.15 

Storie Index 83.94 0.25 20.99 
LE Subtotal -- 0.50 40.14 

Site Assessment Factors    
Project Size Score 100 0.15 15.00 

Water Resource Availability 100 0.15 15.00 
Surrounding Agricultural Land 50 0.15 7.50 

Protected Resource Land 0 0.15 0 
SA Subtotal -- 0.50 37.50 

Final LESA Score 77.64 
 
As shown in Table 2.4-10, a score of 60 to 79 points indicates that the subject site is a high-quality 
agricultural resource. Given the quality of the site, impacts to farmlands resulting from its conversion are 
considered significant. Based on this analysis, the conversion of the subject 619.1-acre agricultural 
property to the proposed equestrian-centered development would potentially have significant impacts.  
  

Table 2.4-10 
LESA Model Significance Thresholds 

Total LESA Score Scoring Decision 
0 to 39 points Not considered significant 

40 to 59 points Considered significant only if LE and SA subscores are each greater than 
or equal to 20 points 

60 to 79 points Considered significant unless either LE or SA subscore is less than 
20 points 

80 to 100 points Considered significant 
 
While the LESA Model determined that the Project could have significant impacts related to the 
conversion of farmland to non-agricultural uses, additional factors should be taken into consideration. 
The area around the Project site has been in use for agriculture for several decades, however, over the 
past two decades the area has been undergoing a shift towards increasing urbanization.  
 
As discussed in the Surrounding Agricultural Lands section, most of the lands to the east and north of 
the subject site have already undergone an entitlements process for the development of residential and 
commercial land uses on what was agricultural land. Properties to the west of the site have land use and 
zoning designations for future residential uses. As these changes in land use occur in the Project’s 
immediate vicinity, the best use of the property could shift towards urban and built-up uses that would 
serve the community. The site is sufficiently serviced by existing utilities to support urban development. 
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Also of note is the increasing water scarcity facing regions dependent on Colorado River water. As climate 
change and other factors have put an increasing strain on water supplies, agriculture remains the largest 
consumer of water in California. While commercial agricultural production on the subject site has senior 
water rights to Colorado River water, additional efforts to reduce water consumption across the board will 
likely be required in the near future. As discussed in the Water Supply Assessment prepared for the 
Project, as well as in Section 2.12 of this EIR, the current agricultural operation on-site uses 
approximately 2,000 acre-feet of water per year (AFY). The proposed development is projected to use 
approximately 1,754 AFY.   
 
Overall, the conversion of the subject site from farmland to the proposed residential and commercial uses 
would have a variety of impacts. However, based on the results of the LESA Model and the thresholds 
of significance provided in Appendix G of the CEQA Guidelines, the Project’s impact to agricultural 
resources would be considered significant. The LESA Model found that the subject site is a high-quality 
agricultural resource based on the soil quality, the size of the site, the reliability of the water supply, and 
the presence of adjacent agricultural lands. Mitigation measures, such as preserving other agricultural 
land, would not change the fact that the Project would result in the conversion of 619.1-acres of quality 
agricultural land to urban and other non-agricultural uses. Therefore, as discussed in more detail below, 
the Project’s impacts to agricultural resources are considered significant and unavoidable.  
 
CEQA Threshold Analysis 
The proposed Project would result in the conversion of approximately 619.1± acres of farmland. The 
Project’s approval requires approval of a General Plan Amendment and Change of Zone in order to 
facilitate the development of the proposed equestrian center and supporting uses. As previously stated, 
the subject property is not under a Williamson Act contract, and no adjacent properties are under such a 
contract. Nonetheless, the proposed Project would constitute a major change in land use from agriculture 
to diverse urban development and the associated extension of public services and utilities. 
 

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

 
Approximately 91.5 percent of the Project site, or 568.30 acres, is designated as Prime Farmland (Exhibit 
2.4-2). The remaining 52.59 acres in the southwestern corner of the site are designated as Farmland of 
Statewide Importance. Development of the proposed Project would convert the entire 619.1±-acre site 
from Prime Farmland and Farmland of Statewide Importance to non-agricultural uses. Project impacts to 
prime farmlands and those of statewide importance would be significant. 
 
 

b) Conflict with existing agricultural zoning, agricultural use or with land subject to a 
Williamson Act contract or land within a Riverside County Agricultural Preserve? 

 
The entire Project site is currently designated as “Agriculture” in the General Plan Land Use Foundation 
Element. The Project includes a General Plan Amendment that would change the General Plan 
Foundation Element designation to “Community Development”, with which the proposed Project would 
be consistent. Most (±75%) of the Project site is zoned as “Heavy Agriculture” (Exhibit 2.4-4), with the 
westerly most portion of the Project site (±25%) adjacent to Harrison Street zoned as “Controlled 
Development Area” (W-2). The Project also includes a Change of Zone that will change the entire site to 
non-agricultural zoning as set forth in the proposed Specific Plan.  
 
The subject property is in active cultivation and has been for several decades. The proposed Project 
would include uses, such as residential and commercial development, that conflict with the current 
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agricultural use. Although not explicitly recognized as an agricultural use, the proposed equestrian center 
is akin to agricultural uses and traditions. Nonetheless, the development of the Thermal Ranch project 
would conflict with current agricultural uses of the site. 
 
It should be noted that the proposed Project is not the first to propose conversion of agricultural lands in 
this area of the valley. The Kohl Ranch Specific Plan, once built out, will convert more than 2,200 acres 
to urban uses, some of which is adjacent to the subject site to the north and east. County land use and 
zoning designations for urban uses are also in place on approximately 320 acres located immediately 
west of the subject property and south of Ave 62. The section to the south is located in the Torres Martinez 
Reservation is zoned for agriculture on the east half and “Controlled Development” on the west half. 
While these lands were once in cultivation, they have been largely vacant for many years. 
 
The subject property is not subject to a Williamson Act contract, nor is it within a Riverside County 
Agricultural Reserve. The nearest property under a Williamson Act contract is one mile east of the Project 
site (see Exhibit 2.4-3). The Project will not conflict with land subject to a Williamson Act contract.  
 
In summary, while the subject site is not under a Williamson Act contract nor are these lands located 
within a Riverside County Agricultural Preserve, the proposed Project would conflict with the site’s 
existing agricultural zoning. Impacts related to conflicts with existing agricultural zoning, agricultural use 
or with land subject to a Williamson Act contract or within a Riverside County Agricultural Preserve would 
therefore be significant. 
 

c) Cause development of non-agricultural uses within 300 feet of agriculturally zoned 
property (Ordinance No. 625 “Right-to-Farm”)? 

 
The Riverside County Right-To-Farm Ordinance and the state statute it implements specifically protect 
the cultivation and tillage of soil, dairy operations, and the production of any agricultural commodity, 
including: timber, viticulture, apiculture, horticulture livestock, fur bearing animals, fish, and poultry. The 
statute and County ordinance aim to conserve the continued viability of agricultural land by limiting the 
circumstances under which agricultural operations may be deemed to constitute a nuisance. The 
Ordinance prevents any tentative land divisions occurring within 300 feet of land zoned for agricultural 
purposes from declaring the existing agricultural operations as a nuisance.  
 
The Thermal Ranch project would occupy a section of land and would be bounded by existing and future 
arterial roadways that serve to effectively isolate the Project site from surrounding lands, including those 
in and/or designated for agricultural use. Nearby properties designated by the County for agricultural use 
and occurring within 300 feet of the Project site include 80± acres comprised of two horse ranches and 
meadows at the southeast corner of Avenue 62 and Tyler Street, and the long-fallow lands being the east 
one-half of Section 8 to the immediate south of the subject site, which are located within the Torrez 
Martinez Reservation.  
 
Although the Project will include development of non-agricultural uses within 300 feet of agriculturally 
zoned property, the surrounding roadways and the Project’s perimeter improvements will provide a 
sufficient buffer to prevent interfering with the limited agricultural uses in the vicinity of the project. In 
addition, the Project is subject to the notice requirements of Ordinance No. 625, which further ensures 
that the proximity of the Project to agricultural uses will not result in a public or private nuisance. As such, 
while the Project has the potential to cause development of non-agricultural uses within 300 feet of these 
agriculturally zoned properties, impacts would be less than significant.  
 

d) Involve other changes in the existing environment which, due to their location or nature, could 
result in conversion of Farmland, to non-agricultural use? 
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As evaluated in detail in the above-described LESA analysis, the proposed Project would remove 619± 
acres from agricultural land use and zoning assignments and, with development, would cease farming 
activities on this site. Development of the Project would not directly affect surrounding agricultural lands. 
The Project site encompasses a section of land and is bounded and isolated by existing and future arterial 
roadways. Domestic water and sewer service is already located adjacent to the Project site. Nonetheless, 
ongoing urban development in the area could induce or encourage other land conversions. The Project 
proposes utility infrastructure improvements, including the extension of a natural gas lines to the site and 
construction of a power substation. These improvements to utilities could facilitate further development 
in the Project vicinity.  
 
The proposed Project would therefore result in both the direct conversion of the subject property to non-
agricultural use, and could indirectly induce the conversion of agricultural lands to non-agricultural use 
by facilitating further urban development in the area. Impacts would therefore be significant.   
 
CVWD Middleton Reservoir 7802-1 Site  
An off-site 5-million-gallon domestic water reservoir is required to meet Project demand and fire flows. 
The new reservoir will be constructed on an existing reservoir site currently hosting a CVWD 2.5 million 
tank and planned for multiple tanks. The existing reservoir site is graded and located behind an earthen 
berm with existing access and site security. The new reservoir will require the shifting of the existing 
earthen berm 35± feet farther north to accommodate the new reservoir, which will connect to existing 
lines. There will be no impacts to agricultural lands as a result of the future reservoir’s construction. 
 
 

2.4.7 Mitigation Measures 
 
The Project proposes the development of the entire site, resulting in the conversion of the existing 619.1± 
acres of farmland into non-farmland uses. Based on the significance thresholds provided in the LESA 
model and Appendix G of the CEQA Guidelines, the resulting impacts to agricultural resources will be 
significant. 
 
The California Department of Conservation submitted a letter in response to the Notice of Preparation for 
this Draft EIR, dated June 22, 2023, which recommends that the County of Riverside consider agricultural 
conservation easements as a form of feasible mitigation to substantially lessen or avoid the Project’s 
significant impacts to agricultural resources. In considering agricultural conservation easements as 
potential mitigation measures, the following are key considerations that should be taken into account: 
 

(i) Permanently preserving agricultural land elsewhere in the County will not reduce or avoid 
conversion of the 619.1±-acres of land within the Project currently used for agricultural 
production, and therefore, would not be effective at mitigating the conversion of 
agricultural resources to a less-than-significant level. Specifically, a recent California Court 
of Appeal determined that agricultural conservation easements “were not effective at 
reducing the project’s conversion of agricultural land to a less than significant level for 
purposes of CEQA”. See King & Gardiner Farms, LLC v. County of Kern (2020) 45 
Cal.App.5th 814, 875-876. 
  
A subsequent Court of Appeal decision held that while agricultural conservation 
easements do not reduce the project’s impacts to a level of less than significant, they may 
still be used as an effective way to partially reduce impacts from the conversion of 
agricultural land.  See V Lions Farming, LLC v. County of Kern (2024) 100 Cal.App.5th 
412, 437. 
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(ii) Adding a requirement to purchase an easement on other property that requires that 
property to remain in agricultural production will add a significant cost to the Project that 
may or may not be financially feasible and that the County may or may not find feasible 
on policy grounds;  

 
(iii) Adding a requirement to purchase an easement on other property that requires that 

property to remain in agricultural production has implications on the use of Colorado River 
water and/or groundwater pumping that the County may or not find infeasible on policy 
grounds. It is noteworthy that CVWD has notified the property owner that no imported 
water will be provided to the subject property for at least the coming two years, further 
bringing into question the viability of farming on these and other farmlands in the Project 
area;  

 
(iv) The County of Riverside recognizes that the Project site and surrounding lands are in 

transition from agricultural to urban uses and that such conversion is needed in the ECVAP 
area in order to address the significant need for housing and commercial and other 
services, and to support the County’s recently established Enhanced Infrastructure 
Financing District (EIFD), which encompasses the subject and other lands in the Project 
area; 

 
The adopted 2015 County General Plan Final EIR further addresses the impacts of 
farmland conversions and states12, in part, “in order to ensure the reduction of potential 
impacts to agricultural resources within the County, several policies are proposed within 
GPA No. 960 including a number of protections for farmlands and their operations.” And 
“Several policies and existing ordinances provide future protections for farmland resources 
within the County. These policies include the incorporation of agricultural land 
conservation (Policy OS 7.3), allowance of accessory agricultural uses on designated 
agricultural land (Policy OS 7.5), and agricultural incentive programs including tax 
incentives to increase the viability of agricultural uses (Policy LU 20.1).”  Finally, in its 
response to referenced comment 3.3, the County recognized that “even with the 
incorporation of the proposed policies related to agricultural resources within GPA No. 960 
and existing ordinances, impacts that will occur as a result of GPA No. 960 will remain 
significant and unavoidable for agricultural resources.”13 

  
(v) The County General Plan allows for the conversion of up to 7% of all land designated as 

Agriculture to other Foundation and land use designations during each 2.5-year cycle, 
which reflects the County’s balancing of the policy favoring the preservation of agricultural 
resources with the policies favoring additional housing and economic development, and 
imposing an additional requirement of preserving agricultural land through conservation 
easements may be considered infeasible on policy grounds as inconsistent with County’s 
balancing of these competing interests.  

 
Ultimately, the Board of Supervisors must decide if requiring agricultural conservation easements over 
other land is feasible and effective mitigation for the Project’s conversion of agricultural resources. 
However, the above considerations support the conclusion that requiring an agricultural conservation 
easement over an equal number of acres of agricultural land would not be effective or feasible mitigation 
in this case, particularly in light of the previously approved conversion of agricultural land in the immediate 

 
12  County of Riverside Final Environmental Impact Report No. 521, response to comment 3.3 from the California 

Department of Conservation, August 2015. 
13  Ibid. 
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vicinity of the project and the need for housing and further economic development opportunities in the 
project location. In addition, because the conversion of agricultural land caused by this Project would be 
consistent with the 7% limit on such conversions previously adopted by the County, the Project’s impact 
would not be any more severe than already approved and deemed acceptable in the previously certified 
General Plan EIR No. 521.  
 

2.4.8 Significance After Mitigation 
 
The impacts resulting from the proposed conversion of the subject site from agricultural to non-
agricultural uses will remain significant and unavoidable.  
 

2.4.9 Cumulative Impacts 
 
The Project proposes to develop farmland that is currently designated for “Agriculture” according to the 
County General Plan Land Use Element Foundation Component. Combined with other approved, 
planned, and pending developments in the Project vicinity, the Project would contribute to the cumulative 
conversion of agricultural lands in the eastern Coachella Valley to non-agricultural uses.  
 
The 2015 Riverside County General Plan designated 180,178 acres in unincorporated areas of the 
County for agricultural uses under the "Agriculture" Foundation Component. Given that 266,926 acres of 
agricultural lands existed at this time, the General Plan land use designations proposed to convert 86,748 
acres of agricultural land in the unincorporated County to non-agricultural uses. The General Plan EIR 
No.441 determined that this potential loss of 32.5% of farmland in unincorporated areas of the County, 
as well as other indirect impacts to farmlands and conflicts in land uses, would constitute a significant 
and unavoidable impact.14  
 
Beyond this farmland conversion accounted for in the County General Plan EIR No.441, the proposed 
Project would result in the conversion of an additional 619.1±-acres of farmland to non-agricultural uses. 
The Project, combined with the farmland conversion planned in the General Plan, would therefore result 
in cumulatively considerable impacts to agricultural resources in the ECVAP region.   

 
14  EIR No. 441 prepared for the Riverside County General Plan, August 2002.  
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2.5 Air Quality  
 

2.5.1 Introduction 
 
The following section describes existing air quality in the Coachella Valley and analyzes the potential 
impacts associated with the proposed Project. A variety of local and regional data and information, 
ranging from research and analysis conducted for the Project site to regional-scale planning and 
environmental documents, have been used in researching and analyzing the project and its potential 
effects on air quality. Analysis of Project emissions, as well as background information, discussed in this 
section area based on the Air Quality and Greenhouse Gas Report prepared for the Project (Appendix 
B).  
 

2.5.2 Thresholds of Significance 
 
The project would have a significant effect to air quality if the proposed Project would:  
 

a) Conflict with or obstruct implementation of the applicable air quality plan? 
b) Result in a cumulatively considerable net increase of any criteria pollutant for which the project 

region is non-attainment under an applicable federal or state ambient air quality standard? 
c) Expose sensitive receptors, which are located within one (1) mile of the project site, to substantial 

pollutant concentrations? 
d) Result in other emissions (such as those leading to odors) adversely affecting a substantial 

number of people? 
 

2.5.3 Regulatory Framework 
 
Federal and State 
 
Federal Clean Air Act (FCAA) - 42 U.S.C. §7401 et seq. 
The Federal Clean Air Act, which was first enacted in 1970 and last amended in 1990, remains the federal 
government’s primary air quality law regulating air emissions from stationary and mobile sources. There 
are several regulatory programs bought about by FCAA amendments, including National Ambient Air 
Quality Standards (NAAQS), National Emissions Standards for Hazardous Air Pollutants (NESHAPs), 
New Source Performance Standards (NSPS), the Acid Rain Program (APP), and the CAA ozone program 
consistent with the Montreal Protocol. Notably, the FCAA gives the Environmental Protection Agency 
(EPA) that authority to establish the National Air Quality Standards.  
 
National Ambient Air Quality Standards (NAAQS) 
The FCAA authorizes the EPA to establish National Ambient Air Quality Standards (40 CFR Part 50) for 
six criteria air pollutants which are potentially harmful to the public and to the environment. The NAAQS 
define what qualifies as clean air by identifying the maximum amount of a pollutant, averaged over a 
specified timeframe, that can be present without harming public health.1 The EPA reviews the NAAQS at 
five-year intervals, and makes revisions as needed. The six criteria air pollutants currently covered by 
the NAAQS are: particulate matter (PM10 and PM2.5), ozone (O3), nitrogen oxides (NOX), sulfur oxides 
(SOX), carbon monoxide (CO), and lead. Under the FCAA, nonattainment areas (areas that exceed that 
maximum standard for one or more of the criteria pollutants) must prepare State Implementation Plans 
(SIPs) describing the actions the area will take to meet the NAAQS by the applicable attainment 
deadlines.   
 

 
1  California Air Resources Board, National Ambient Air Quality Standards 

https://ww2.arb.ca.gov/resources/national-ambient-air-quality-standards (Accessed June 2023).  
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The six primary criteria pollutants, as well as the potential health impacts associated with exposure to 
them, are described below:2 
 

• Ozone (O3) is a secondary pollutant resulting from hydrocarbons and oxides of nitrogen, emitted 
by cars, solvents, factories, and pesticides, reacting in the presence of sunlight. The health 
impacts associated with ozone include difficulty breathing, chest pains, aggravate lung diseases 
such as asthma, emphysema, and chronic bronchitis, as well as shortness of breath, coughing, 
and lung damage with prolonged and chronic exposure. 

• Carbon monoxide (CO) results from the combustion of fossil fuel by vehicles, as well as household 
sources such as some appliances, fireplaces, portable generators, charcoal grills. Carbon 
monoxide can cause headaches, dizziness, vomiting, and nausea. Severe health effects 
associated with exposure to concentrations of carbon monoxide include risk of loss of 
unconsciousness or death. 

• Particulate matter (PM10) and fine particulate matter (PM2.5) are particulates of fugitive dust from 
construction projects and vehicles on unpaved roads, industrial smokestacks, and wildfires. The 
atmospheric formation of PM10 and PM2.5 can also result from SO2 and NOx. Health effects 
resulting from particulate matter include coughing, asthma, cancer, lung damage, heart attacks, 
and in severe cases, premature death. 

• Nitrogen dioxide (NO2) is generated from fossil fuel combustion by vehicles, of road equipment, 
power generation, and household appliances such as furnaces, clothes dryers, ovens, and 
fireplaces. It can result in lung irritation and damage. 

• Lead (Pb) is emitted as a result of lead smelters, ore and metals processing, combustion of leaded 
aviation fuel, waste incineration, utilities, and lead-acid battery manufacturing facilities. The health 
impacts associated with exposure to lead include damage to the nervous, immune, reproductive, 
developmental, and cardiovascular systems, as well as damage to kidney function. 

• Sulfur dioxide (SO2) is generated from the combustion of fossil fuels by power plants and 
industries, refineries, and diesel engines. Sulfur dioxide can cause irritation to the nose, throat, 
and airways. It can also cause coughing, shortness of breath, tightness of chest, and puts 
individuals with asthma at high risk for developing issues. 

 
A Supreme Court of California decision, Sierra Club v. County of Fresno (Friant Ranch), states that EIRs 
should relate a project’s expected significant adverse air quality impacts to likely human health 
consequences or explain why it is not feasible at the time of preparing the EIR to provide such an analysis. 
Project-related health impacts are discussed in Section 2.5.6 c. 
 
California Clean Air Act 
The California Clean Air Act (CCAA) was passed into law in 1988, establishing ambient air quality 
standards for the State of California that exceed the NAAQS, as well as accelerated attainment dates for 
criteria pollutants established in the FCAA. The CCAA establishes requirements for district air quality 
plans to ensure that the state standards for criteria pollutants are met.  
The National Ambient Air Quality Standards (NAAQS) and California Ambient Air Quality Standards 
(CAAQS) establish thresholds to determine whether the contaminant levels in the air are considered 
unhealthy. The current federal and state standards are shown in Table 2.5-1. 
 
 
 

 
2  CARB 2022 Scoping Plan Update, Environmental and Regulatory Setting, Table 3. 
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 Table 2.5-1 
State and National Ambient Air Quality Standards 

Pollutant Averaging Time 
California 
Standards National Standards 

Concentrations1 Primary Secondary 

Ozone (O3) 1 Hour 0.09 ppm  -- 
8 Hour 0.070 ppm 0.070 ppm  

Particulate 
Matter (PM10) 

24 Hour 50 μg/m3 150 μg/m3 
AAM2 20 μg/m3 -- 

Fine Particulate 
Matter (PM2.5) 

24 Hour -- 35 μg/m3 
AAM 12 μg/m3 9.0 μg/m3 15 μg/m3 

Carbon 
Monoxide 

1 Hour 20 ppm  35 ppm  -- 
8 Hour 9.0 ppm  9 ppm  -- 

Nitrogen 
Dioxide (NO2) 

1 Hour 0.18 ppm  100 ppb  -- 
AAM 0.030 ppm  0.053 ppm  

Sulfur Dioxide 
(SO2) 

1 Hour 0.25 ppm  75 ppb  -- 
3 Hour -- -- 0.5 ppm  
24 Hour 0.04 ppm  0.14 ppm -- 

AAM -- 0.030 ppm -- 

Lead 

30 Day Average 1.5 μg/m3 -- -- 
Calendar Quarter -- 1.5 μg/m3 
Rolling 3-Month 

Average -- 0.15 μg/m3 

Visibility 
Reducing 
Particles 

8 Hour -- 
No 

National 
Standards 

Sulfates 24 Hour 25 μg/m3 
Hydrogen 

Sulfide 1 Hour 0.03 ppm (42 μg/m3) 

Vinyl Chloride 24 Hour 0.01 ppm (26 μg/m3) 
1 μg/m3 = micrograms per cubic meter of air 
2 AAM = Annual Arithmetic Mean 
Source: California Air Resources Board, Ambient Air Quality Standards (May 2016) 
https://ww2.arb.ca.gov/sites/default/files/2020-07/aaqs2.pdf (accessed June 2023). 

 
CARB 
The California Air Resources Board (CARB) is part of the California Environmental Protection Agency 
and is responsible for preparation of the SIP for submission to the EPA, as well as for overseeing air 
quality districts and approving district air quality plans. Established in 1967, the CARB regulates vehicle 
emissions standards and sets area designation for criteria pollutants. 
 
Title 24 Energy Efficiency Standards & California Green Building Standards 
Title 24 of the California Code of Regulations was established in 1978 and serves to enhance and 
regulate California’s building standards. The Building Energy Efficiency Standards, Parts 6 and 11 of Title 
24, are updated by the California Energy Commission (CEC) every three years. The 2022 Energy Code 
(Part 6), effective as of January 1, 2023, includes regulations encouraging efficient electric heat pumps, 
establishing electric-ready requirements for appliances and mechanical systems in new homes, 
strengthening ventilation standards, as well as expanding solar photovoltaic and battery storage 
standards. The 2022 update to Part 11, the California Green Building Standards Code (CALGreen), 
includes mandatory minimum environmental performance standards for all new construction of 
commercial, residential, and State-owned buildings, as well as schools and hospitals.  
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CALGreen Section 4.106 requires that all new single family and multifamily dwellings, as well as hotels, 
are built with EV Capable parking spaces. One and two-family dwellings must include one EV capable 
space per dwelling unit, and multifamily buildings and hotels must build a proportion of all provided 
parking to be either EV Capable or EV Ready.3 In accordance with Section 5.106, all new non-residential 
developments must provide both a portion of parking spaces are that EV Capable, as well as a portion 
of spaces with EV charging stations.  
 
Toxic Air Contaminants (TACs) 
According to §39655 of the California Health and Safety Code, a toxic air contaminant (TAC) is “an air 
pollutant which may cause or contribute to an increase in mortality or in serious illness, or which may 
pose a present or potential hazard to human health.” The Health and Safety Code definition of TACs also 
covers substances listed as hazardous air pollutants pursuant to §7412 of Title 42 of the United States 
Code. TACs are identified and controlled by the California Air Resources Board (CARB) in conjunction 
with the Office of Environmental Health Hazard Assessment (OEHHA). As an exception, TACs used in 
pesticides are regulated by the Department of Pesticide Regulation.  
 
To reduce exposure to TACs, CARB recommends minimum separation distances between new sensitive 
land uses, such as residences, and eight categories of existing sources: high-traffic freeways and roads, 
distribution centers, rail yards, ports, refineries, chrome plating facilities, perchloroethylene dry cleaners, 
and large gas stations.4 The proposed Project neither proposes any such facilities, nor is it situated in 
proximity to any such facility.  
 
Regional and Local 
 
South Coast Air Quality Management District (SCAQMD) 
The California Air Resources Board (CARB) is responsible for regulating mobile emissions sources, while 
air quality management districts such as SCAQMD are responsible for controlling stationary sources and 
enforcing regulations. The SCAQMD is responsible for preparing the local portion of the State 
Implementation Plan, through which it is the primary authority for regulating stationary emissions sources.  
The SCAQMD jurisdiction covers approximately 10,743 square miles including the South Coast Air Basin 
as well as the Riverside County portions of the Salton Sea Air Basin (SSAB) and Mojave Desert Air Basin 
(MDAB). The Coachella Valley Planning Area is within the Riverside County portion of the SSAB.  
 
In accordance with the FCAA, areas that do not attain the NAAQS are required to develop and implement 
plans to attain healthy air quality in reasonable timeframe. Likewise, areas that do not attain the NAAQS 
are required to apply and enforce measures in order to meet the State standard by the earliest practicable 
date. Regions under the SCAQMD have historically been nonattainment areas for particulate matter and 
fine particulate matter (PM10 and PM2.5) as well as ozone (O3). The SCAQMD regulates air quality through 
air quality management plans (AQMPs) as well as the adoption of rules targeting specific sources of 
emissions.  
 

Final 2022 Air Quality Management Plan: The SCAQMD has developed six air quality 
management plans (AQMPs) since the 1990s. The District’s 2022 AQMP focuses on 
implementing provisions to bring the Coachella Valley Planning Area in compliance with the 
federal 8-hour ozone standard by August 3, 2033.  

 
3  EV Capable refers to parking spaces which have electrical panel capacity, a dedicated branch circuit, and a 

raceway to support future installation of a charging station. EV Ready refers to the same conditions as EV 
Capable, with the addition of other electrical components as well as a receptable or blank cover to support 
future installation of a charging station.  

4  CalEPA and CARB, Air Quality and Land Use Handbook: A Community Health Perspective (April 2005).  
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Final 2003 Coachella Valley PM10 State Implementation Plan: The 2003 Coachella Valley 
PM10 State Implementation Plan (CVSIP) builds on the 2002 CVSIP which provided a 
comprehensive strategy to meet the NAAQS for PM10 by 2006. The 2003 CVSIP update is based 
on updated motor vehicle emissions modeling and assumptions from CARB, and thus includes 
updated emissions inventories, mobile source budgets and attainment demonstration.  

 
The SCAQMD has also established construction and operation thresholds for criteria air pollutants, as 
shown in Table 2.5-2. If exceeded, these thresholds indicate that a project has significant impacts to air 
quality: 
 

 Table 2.5-2 
SCAQMD Air Quality Mass Daily Thresholds 

Criteria Pollutant Daily Thresholds (pounds) 
Construction Operation 

Oxides of Nitrogen (NOx) 100 55 
Reactive Organic Gases (ROG) 75 55 
Particulate Matter (PM10) 150 150 
Particulate Matter (PM2.5) 55 55 
Oxides of Sulfur (SOx) 150 150 
Carbon Monoxide (CO) 550 550 
Lead (Pb) 3 3 
Source: South Coast AQMD Air Quality Significance Thresholds (March 2023). 

 
The SCAQMD has adopted rules and regulations to improve and maintain air quality in the district. The 
rules and regulations also implement state and federal policies, such as the Clean Air Act. The current 
SCAQMD rule book contains 28 regulations and associated rules. Excerpts of applicable regulations to 
the Project are listed below. The complete list and full text of the current rule book is available on the 
SCAQMD website.5 
 
Regulation II – Permits 

Rule 201: Permits to Construct: A person shall not build, erect, install, alter or replace any 
equipment or agricultural permit unit, the use of which may cause the issuance of air contaminants 
or the use of which may eliminate, reduce or control the issuance of air contaminants without first 
obtaining written authorization for such construction from the Executive Officer. A permit to 
construct shall remain in effect until the permit to operate the equipment or agricultural permit unit 
for which the application was filed is granted or denied, or the application is canceled. 

 
Regulation IV – Prohibitions 

Rule 402: Nuisance: A person shall not discharge from any source whatsoever such quantities of 
air contaminants or other material which cause injury, detriment, nuisance or annoyance to any 
considerable number of persons or to the public, or which endanger the comfort, repose, health 
or safety of any such persons or the public, or which cause, or have a natural tendency to cause, 
injury or damage to business or property. 

Rule 403: Fugitive Dust Control: The purpose of this Rule is to reduce the amount of particulate 
matter entrained in the ambient air as a result of anthropogenic (man-made) fugitive dust sources 
by requiring actions to prevent, reduce or mitigate fugitive dust emissions. 

 

 
5  South Coast AQMD Rule Book, http://www.aqmd.gov/home/rules-compliance/rules/scaqmd-rule-book 

(accessed June 2023).  
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Rule 404: Particulate Matter Concentration: A person shall not discharge into the atmosphere 
from any source, particulate matter except liquid sulfur compounds, in excess of the concentration 
at standard conditions, shown in Table 404(a). Where the volume discharged is between figures 
listed in the table, the exact concentration permitted to be discharged shall be determined by 
linear interpolation. 

 
Regulation XI – Source Specific Standards 

Rule 1113: Architectural Coatings: This rule is applicable to any person who supplies, sells, 
markets, offers for sale, or manufactures any architectural coating that is intended to be field 
applied within the District to stationary structures or their appurtenances, and to fields and lawns; 
as well as any person who applies, stores at a worksite, or solicits the application of any 
architectural coating within the District. The purpose of this rule is to limit the VOC content of 
architectural coatings used in the District. 

 
Regulation XIII – New Source Review 

Rule 1300: New Source Review General: This regulation sets forth pre-construction review 
requirements for new, modified, or relocated facilities, to ensure that the operation of such 
facilities does not interfere with progress in attainment of the national ambient air quality 
standards, and that future economic growth within the South Coast Air Quality Management 
District (District) is not unnecessarily restricted. The specific air quality goal of this regulation is to 
achieve no net increases from new or modified permitted sources of nonattainment air 
contaminants or their precursors. 

 
Assembly Bill 617 (AB 617) 
AB 617 was signed into law in July 2017 and aims to address the disproportionate impacts of air pollution 
of environmental justice communities. CARB designated the Eastern Coachella Valley (ECV) as an AB 
617 community in 2019. As a result, SCAQMD was required to develop and implement a Community 
Emissions Reduction Plan (CERP) and Community Air Monitoring Plan (CAMP) in collaboration with the 
Community Steering Committee (CSC). The CSC is comprised of a diverse group of people who live, 
work, and/or study in the ECV. The Eastern Coachella Valley CERP (July 2021) identifies the following 
air quality priorities: the Salton Sea, pesticides, open burning and illegal dumping, fugitive road dust and 
off-roading, diesel mobile sources, and the Greenleaf Desert View Power Plant. The CERP establishes 
monitoring and enforcement measures that SCAQMD and CARB will undertake in order to reduce air 
pollution from the identified sources. 
 
Riverside County General Plan 
The County General Plan includes an Air Quality Element which sets forth policies promoting pollution 
control, as well as land use and transportation measures to reduce pollutant emissions. The following 
policies from the Air Quality Element are relevant to the proposed Project: 
 
AQ 2.2 Require site plan designs to protect people and land uses sensitive to air pollution through 

the use of barriers and/or distance from emissions sources when possible. 
 
AQ 2.3 Encourage the use of pollution control measures such as landscaping, vegetation and 

other materials, which trap particulate matter or control pollution. 
 
AQ 4.4 Require residential building construction to comply with energy use guidelines detailed in 

Part 6 (California Energy Code) and/or Part 11 (California Green Building Standards 
Code) of Title 24 of the California Code of Regulations. 

 
AQ 4.7  To the greatest extent possible, require every project to mitigate any of its anticipated 

emissions which exceed allowable emissions as established by the SCAQMD, MDAQMD, 
SCAB, the Environmental Protection Agency and the California Air Resources Board. 
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AQ 4.9 Require compliance with SCAQMD Rules 403 and 403.1 and support appropriate future 
measures to reduce fugitive dust emanating from construction sites. 

 
AQ 8.2 Emphasize job creation and reductions in vehicle miles traveled in job-poor areas to 

improve air quality over other less efficient methods. 
 
 

2.5.4 Environmental Setting 
 
Regional and local agencies have assumed some responsibility for assuring that state and federal air 
quality standards are achieved. For the Coachella Valley, the South Coast Air Quality Management 
District (SCAQMD) is responsible for establishing air quality measurement criteria and relevant 
management policies for the Salton Sea Air Basin (SSAB). The 2003 PM10 Coachella Valley State 
Implementation Plan (CVSIP) was jointly developed by SCAQMD, Coachella Valley Association of 
Governments (CVAG) and its member jurisdictions (including the County), and was approved by the U.S. 
EPA. The 2003 PM10 CVSIP updated the 2002 plan, which was drafted as a requirement of the federal 
Clean Air Act to demonstrate expeditious attainment of PM10 standards.6 On April 18, 2003, U.S. EPA 
approved the updated CVSIP.  
 
The SSAB, including the Coachella Valley, is subject to the provisions of the SCAQMD Rule Book,7 which 
sets forth policies and other measures designed to meet federal and state ambient air quality standards. 
These rules, along with SCAQMD’s 2022 Air Quality Management Plan are intended to satisfy the 
planning requirements of both the federal and state Clean Air Acts. The SCAQMD also monitors daily 
pollutant levels and meteorological conditions throughout the District.  
 
Federal and state air quality standards established for specific pollutants, which are called “criteria 
pollutants,” are designed to protect the general population and particularly those who are susceptible to 
respiratory distress or infection, such as the elderly, children, asthmatics, or those weak from disease or 
illness. The following air pollutants are collectively known as criteria air pollutants and are defined as 
those pollutants for which established air quality standards have been adopted by federal and state 
governments: ozone (O3), carbon monoxide (CO), nitrogen oxide (NOx), sulfur dioxide (SO2), particulate 
matter (PM10 and PM2.5), volatile organize compounds (VOC), lead (Pb). 
 
 

2.5.5 Existing Conditions 
 
Air Quality Monitoring 
Air quality is measured at monitoring stations operated by the air quality management district. The 
SCAQMD operates three air monitoring stations in Source Receptor Area (SRA) 30 (Coachella Valley): 
Indio, Palm Springs, and Mecca. The stations have been operational since 1985, 1987, and 2013, 
respectively. Ozone is regularly measured at the Palm Springs and Indio monitoring stations. PM10 and 
PM2.5 are measured at the Palm Springs, Indio and Mecca stations. The Indio and Mecca stations are the 
nearest to the Project, located approximately 7.8 miles north and 5.75 miles southeast of the Project site, 
respectively.  
 
The following tables show the maximum concentration and number of days annually that ambient air 
quality measured at Coachella Valley monitoring stations exceeded state and national standards for 
ozone and particulate matter (PM10) from 2016 to 2023.  
 

 
6  2003 Coachella Valley PM10 State Implementation Plan, August 1, 2003. 
7  South Coast Air Quality Management District Rules and Regulations, Adopted February 4, 1977. 
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Table 2.5-3 shows the ozone monitoring data for the Palm Springs and Indio monitoring stations. Palm 
Springs consistently had more days per year exceeding the state and federal standards for ozone.  
 

Table 2.5-3 
Ozone Monitoring Data 

Monitoring 
Station Year 

Maximum 
Concentration 

Number of Days Standard 
Exceeded 

Federal State 
1 Hour 
ppm 

8 Hour 
ppm1 8 Hour2 1 Hour 8 Hour 

Palm 
Springs 

2016 0.103 0.092 46 6 48 
2017 0.113 0.097 57 18 63 
2018 0.111 0.099 56 11 58 
2019 0.100 0.084 34 5 39 
2020 0.119 0.094 49 9 53 
2021 0.110 0.092 35 10 38 
2022 0.106 0.089 39 7 43 
2023 0.116 0.093 38 8 39 

Indio 

2016 0.099 0.089 27 3 29 
2017 0.107 0.093 44 8 47 
2018 0.106 0.091 49 4 52 
2019 0.103 0.087 43 4 47 
2020 0.097 0.084 42 2 44 
2021 0.099 0.078 18 2 24 
2022 0.072 0.069 0 0 0 
2023 0.081 0.072 1 0 1 

Source: iAdam: Air Quality Data Statistics, California Air Resources Board; www.arb.ca.gov/adam 
(accessed August 2024).  
1 8-Hour Average National 0.07 ppm Standard Maximum 
2 Days Exceeding National 0.070 ppm Standard 

 
Table 2.5-4 shows the PM10 data collected at the Palm Springs, Indio, and Mecca monitoring stations. 
All three stations had days over the eight-year period that exceeded the national and/or state standards. 
The annual arithmetic mean federal standard of less than 50 μg/m3 was not exceeded at any of the 
monitoring stations from 2016 to 2023.  
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Table 2.5-4 
Particulate Matter 10 Monitoring Data 

Monitoring 
Station Year 

Maximum Concentration 
(μg/m3/24 hours)1 

Number of Days 
Standard Exceeded 

Annual 
Arithmetic 

Mean3 Federal State2  Federal State 

Palm 
Springs 

2016 447.2 113.1 1.1 * 23.1 
2017 105.6 60.5 0 * 22.1 
2018 442.3 37.4 2.0 0 22.9 
2019 75.6 51.8 0 6.0 20.7 
2020 129.8 40.8 * * 23.2 
2021 35.2 34.5 0 0 18.4 
2022 159.5 156.3 * * 21.1 
2023 173.6 170.1 * * 23.1 

Indio 

2016 393.2 261.2 * 135.7 37.0 
2017 198.6 143.1 1.0 * 34.8 
2018 336.0 149.6 2.2 88.4 34.8 
2019 141.9 80.3 0 25.7 28.5 
2020 145.2 53.8 0 * 31.6 
2021 100.4 100.6 0 29.3 28.6 
2022 160.3 160.0 * * 19.8 
2023 * * * * * 

Mecca 

2016 468.9 183.1 * * 41.1 
2017 477.6 198.8 * 81.5 47.5 
2018 275.2 59.8 6.3 * 40.8 
2019 232.9 213.7 * 49.2 35.0 
2020 680.6 62.6 10.0 * 45.5 
2021 334.5 118.3 3.0 * 41.5 
2022 * * * * * 
2023 * * * * * 

Source: iAdam: Air Quality Data Statistics, California Air Resources Board; www.arb.ca.gov/adam 
(accessed August 2024). 
1 Note: Federal maximum concentration is based on the highest standard-conditions 24-hour PM10 
average observed within a year. State maximum concentration is based on the highest local-condition 
24-hour PM10 average.  
2 * = There was insufficient (or no) data available to determine the value.  
3 Federal Annual Average Standard AAM exceeding 50 μg/m3 

 
Regional Attainment 
The air quality of a particular locale is considered to be in attainment if the measured ambient air pollutant 
levels for O3, CO, SO2 (1-hour and 24-hour), NO2, and PM10 and PM2.5 are not exceeded and all other 
standards are not equaled or exceeded at any time in any consecutive three-year period. Attainment also 
assumes the national standards (other than O3, PM10, and those based on annual averages or arithmetic 
mean) are not exceeded more than once per year. The O3 standard is in attainment when the fourth 
highest eight-hour concentration in a year, averaged over three years, is equal to or less than the 
standard. For PM10, the 24-hour standard is attained when 99 percent of the daily concentrations, 
averaged over three years, are equal to or less than the standard. 
 
The Project is located in the Coachella Valley Planning Area within the Salton Sea Air Basin (SSAB). 
Table 2.5-5 shows the Coachella Valley’s attainment status for the criteria air pollutants, as designated 
by the EPA. The Coachella Valley is designated as being in nonattainment for regional levels of 
particulate matter (PM10) and ozone (O3).  
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Table 2.5-5 

Regional Attainment Status – Coachella Valley 
Criteria Pollutant Attainment Status 
Ozone (O3) Nonattainment – Extreme 
Carbon Monoxide (CO) Attainment  
Fine Particulate Matter (PM2.5) Attainment  
Particulate Matter (PM10) Nonattainment - Serious 
Nitrogen Dioxide (NO2) Attainment 
Lead (Pb) Attainment 
Sulfur Dioxide (SO2) Attainment 
Source: EPA Green Book (Updated July 31, 2024). 

 
Existing Land Use 
The subject 619.1±-acre property is currently in active agricultural cultivation and is subject to seasonal 
disturbance and is susceptible to wind and water erosion. Agricultural operations, like the existing on-site 
operation, are one of the largest sources of dust in the eastern Coachella Valley. Dust emissions from 
agricultural operations result from the disturbance of soil inherent in farming. These include discing, 
leveling, and other mechanical operations. Dust emissions from agriculture exhibits a somewhat seasonal 
pattern and includes dust emissions arising from the harvesting and transport of agricultural crops. During 
periods when the subject site is left fallow, it is subject to serious wind erosion and generation of fugitive 
dust. Today, the Project site and current agricultural activities are a significant source of area 
concentrations of suspended particulates. Dust emissions from agricultural operations are exempt from 
regulation. 
 
The Project will require construction of an off-site water reservoir at the CVWD Middleton Reservoir site. 
The proposed 5-million-gallon (mg) reservoir would be constructed next to the existing 2.5 mg tank on 
the Middleton Reservoir site. 
 
Lands surrounding the Project site are in a variety of uses. Agriculture is the predominant land use in the 
area, in addition to fallow natural areas, several equestrian uses, and scattered residential. The Thermal 
Club is to the immediate northeast of the subject site, and the Jacqueline Cochran Regional Airport is 
located 1.25± miles also to the northeast. The CVUSD Mirage High School, Toro Canyon Middle School 
and Las Palmitas Elementary School are located to the south at the northeast corner of Avenue 66 and 
Tyler Street. Lands of the Torres-Martinez Tribe are located immediately south of the subject property. A 
few residential properties occur immediately east of the subject property, on Tyler Street south of Avenue 
62. 
 

2.5.6 Project Impacts 
 
The proposed Project will generate air pollutants during both construction and operational phases. 
CalEEMod Version 2022.18 was used to project pollutant emissions. The following parameters and 
assumptions were put into the model: 
 

• A seven-year construction period and operational year of 2032 were established based on the 
Traffic Impact Analysis (TIA) prepared for the Project by Urban Crossroads, Inc. 

• Criteria pollutant emissions are projected based on the estimated conditions during the October 
to April event season at the equestrian center, when the Project will be busiest.  

 
8   The online application of CalEEMod Version 2022.1.1.23 was used. The online application is frequently 

updated to fix minor format issues and bugs. 
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• At buildout, the Project will generate an average of 18,939 weekday trips, 21,523 Saturday trips, 
and 13,995 Sunday trips, as provided in the TIA by Urban Crossroads, Inc.  

• The Project will require construction of an off-site water reservoir at the CVWD Middleton 
Reservoir site. Criteria pollutant emissions associated with construction of the proposed reservoir 
were included in the CalEEMod analysis for the Project. For analysis purposes, construction of 
the water tank was modeled using the User Defined Industrial land use type in CalEEMod.  

• The breakdown of land use parameters inputted to CalEEMod are provided Table 2.5-6. 
 

Table 2.5-6 
CalEEMod Land Use Assumptions 

Planning 
Area 

Land Use 
(proposed) 

Land Use 
(CalEEMod) Acres Dwelling 

Units 
Commercial 

SF Other Trip Rate1 
Week Sat Sun 

1 

Equestrian Center 
(barns) 

Unrefrigerated 
Warehouse – 

No Rail 
182.43   597,800 

SF 0.7 1.24 1.25 

Equestrian Center 
(commercial) Strip Mall 1.72  75,000  35.97 41.45 24.79 

Equestrian Center 
(office) 

General Office 
Building 0.23   10,000 

SF 10.84 2.21 0.70 

2 Estate Residential Single Family 
Housing 263.80 522   7.47 8.09 5.00 3 Single Family 

Attached/Detached 

4a Workforce Housing Mobile Home 
Park 18.30 500   1.94 2.58 1.94 

4b Equestrian RV 
Park 

Mobile Home 
Park 22.80   320 RV 

spaces 1.94 2.95 1.94 

5 
Resort Condos 

Condo/ 
Townhouse 
High Rise 

42.10 340   6.74 7.69 4.09 

Hotel Hotel 8.10   150 
rooms 12.23 14.38 10.51 

Resort Retail Regional 
Shopping 

Center 
25.60  200,000  30.49 32.11 21.10 6 Commercial Retail 

Project- 
wide 

Perimeter ROW Other Asphalt 
Surfaces 15.30    0.00 0.00 0.00 

-- Parking Lot 38.72   4,302 
spaces 0.00 0.00 0.00 

Off-Site Water Reservoir User Defined 
Industrial 13.6   20,867 

SF 0.00 0.00 0.00 

TOTALS: 632.7 1,362 275,000 -- -- -- -- 
1 Thermal Ranch Specific Plan Traffic Analysis, prepared by Urban Crossroads, Inc. (July 2023), Section 4.1.  

 
Land uses are primarily based on the Thermal Ranch Specific Plan and the TIA prepared for the Project. 
However, in instances where CalEEMod did not provide a land use category for a proposed use, the 
most applicable option was selected. The following land uses proposed in the Thermal Ranch Specific 
Plan were replaced with CalEEMod categories for analysis purposes: 
 

• Modular Homes and RV Park: The Mobile Home Park land use was applied to both intended 
uses, and trip rates were adjusted based on the Project-specific TIA.  

• Specialty Retail (Equestrian Center): The Strip Mall land use was used in CalEEMod, and trip 
rates were adjusted based on the Project-specific TIA. 
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• Equestrian Center (Barns): Unrefrigerated Warehouse used in CalEEMod. Trip rates were 
adjusted based on traffic count data collected at the existing Desert International Horse Show 
facility, as provided in the Project-specific TIA. Operational energy use was also adjusted to 
account for no natural gas connections in the barns.   

It is also assumed that the Project will comply with the Title 24 requirements for the provision of 
photovoltaic systems on new single and multifamily residential buildings and on most new commercial 
buildings, and that as required by the Riverside County CAP Update, it will generate on-site renewable 
energy providing for at least of at least 20% of energy demand for commercial, office, industrial, and 
multi-family development, and at least 30% of energy demand for single-family residential development.  
 

a) Conflict with or obstruct implementation of the applicable air quality plan? 
 
The Project site is located within the Riverside County portion of the Salton Sea Air Basin, also known 
as the Coachella Valley planning area. The Coachella Valley is within the jurisdiction of the SCAQMD, 
which is responsible for monitoring criteria air pollutant concentrations and establishing management 
policies for the South Coast Air Basin as well as the Coachella Valley.  
 
All development within the Coachella Valley, including the proposed Project, is subject to the provisions 
of the 2022 Air Quality Management Plan (2022 AQMP) as well as the 2003 Coachella Valley PM10 State 
Implementation Plan (2003 CV PM10 SIP). The 2022 AQMP describes the District’s plan to achieve 
Federal and State air quality standards set forth in the Federal and State Clean Air Acts. The 2003 CV 
PM10 SIP was prepared by SCAQMD in conjunction with the Coachella Valley Association of 
Governments (CVAG), Riverside County and other local jurisdictions. The plan includes PM10 control 
program enhancements and requests an extension of the region’s PM10 attainment date. The Coachella 
Valley is designated as a serious non-attainment area for PM10 and thus subject to the regulations in the 
2003 SIP as well as the rules and regulations imposed by the SCAQMD, including Rule 403.1, which 
governs fugitive dust emissions from construction within the Coachella Valley.  
 
Southern California Association of Governments 2024 RTP/SCS 
SCAQMD works in conjunction with the Southern California Association of Governments (SCAG), county 
transportation commissions, and local governments. It also cooperates with all state and federal 
agencies. SCAG adopted the 2024 to 2050 Regional Transportation Plan / Sustainable Communities 
Strategy (2024 RTP/SCS) to comply with metropolitan planning organization (MPO) requirements under 
the Sustainable Communities and Climate Protection Act. The Growth Management chapter of the 
RTP/SCS forms the basis for land use and transportation controls of air quality plans. Projects that are 
consistent with the projections of population forecasts are considered consistent with the AQMP.  
 
The Project proposes a substantial change in land use. There are currently no dwelling units or other 
types of urban development on the Project site and the site is currently zoned for Agriculture (A-2-10) 
and Controlled Development (W-2). Under the existing zoning, development of four parcels making up 
the subject site (751-020-002, -003, -006, and -007) at the maximum permitted density would result in a 
total of 148 units (1 primary residence and 36 units of agricultural employee housing9 per parcel). Based 
on an average of 3.12 persons per household in unincorporated Riverside County, maximum buildout 
under the existing conditions could result in approximately 462 residents.10  
 

 
9  Eligible agricultural employee housing as defined under the Employee Housing Act, pursuant to §17021.8 of 

the Health and Safety Code.  
10  State of California, Department of Finance, E-5 Population and Housing Estimates for Cities, Counties and 

the State — January 1, 2021-2024. 
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The Project proposes the development of up to 1,362 dwelling units, which, according to the estimated 
household sizes provided in the VMT study prepared for the Project by Urban Crossroads, could result 
in up to 3,677 residents on-site.11 Buildout of the Project could therefore result in up to a 696% increase 
in on-site population compared to maximum buildout under the existing conditions.  
 

The growth forecast provided in the RTP/SCS is based, in part, on local land use plans. Given that the 
Project proposes a substantial change in the existing and designated use of the subject property, it can 
be assumed that the resulting population would not have been accounted for in local and regional growth 
projections. The Demographics and Growth Forecast prepared for the 2024 RTP/SCS projects that the 
population in Riverside County will grow by approximately 25.4% from 2019 to 2050, increasing  from 
2,386,000 to 2,992,000 residents. In 2024, the total population in Riverside County is estimated to be 
2,442,378 residents, according to the Department of Finance Table E-5 Population and Housing 
Estimates. Based on this population estimate, population growth in the County is generally on-track with 
the growth forecasted in the RTP/SCS.12 The significant intensification in land use proposed for the 
Project site could therefore result in population growth beyond what was accounted for in the RTP/SCS 
growth forecast. 
 
The Riverside County population, housing, and employment forecasts for 2010, 2020, and 2035 are 
provided in the Population and Employment Forecasts technical appendix to the County General Plan. 
These forecasts project that population in the Eastern Coachella Valley Area Plan would increase by 
121% (74,954 to 166,106) from 2010 to 2020.13 However, data from the 2010 and 2020 census indicates 
that growth in the Project planning area has occurred significantly more slowly than anticipated in the 
General Plan. According to census data for the Coachella Valley Census County Division (CCD), the 
area’s population grew by 5.5% over the ten-year period.14  
 
Furthermore, aside from the growth forecast component of the RTP/SCS, it should be noted that the 
Project would be consistent with some of the goals and strategies provided in the Sustainable 
Communities Strategy. For example, consistent with the goal to “Focus growth near destinations and 
mobility options,” the proposed development would provide a significant number of housing units in 
proximity to the employment and recreation opportunities associated with the proposed equestrian center 
and commercial space.  
 
For those living on-site, this land use pattern would facilitate multimodal access to work and other 
destinations, and for those living in the eastern Coachella Valley more broadly, the jobs generated by 
this development could reduce commute times and distances. Consistent with the SCS goal to “Promote 
diverse housing choices,” the Project will provide a range of housing options, including workforce 
housing, attached and detached single family homes, and resort condominiums.  
 
Riverside County General Plan – Air Quality Element 
Development resulting from the proposed Project would be required to adhere to the County General 
Plan policies designed to reduce air quality impacts. The proposed development must also be 
implemented in accordance with all applicable SCAQMD rules and regulations to ensure that impacts to 

 
11  Thermal Ranch Specific Plan Vehicle Miles Traveled (VMT) Analysis, prepared by Urban Crossroads, Inc.  

(December 2023). 
12  The RTP/SCS forecasts a 25.4% increase in population over the 31-year period of 2019 to 2050, or an 

increase of 606,000 new residents. As of 2024, approximately 16% of the 31-year period has passed. 16% 
of the projected growth would result in 96,960 more residents than 2019, or a total population of 2,482,960 in 
2024. The Department of Finance population estimate therefore represents 98.4% of the RTP/SCS forecast 
for 2024.  

13  Riverside County General Plan Appendix F-1 Population and Employment Forecasts. 
14  U.S. Census Bureau, 2010 and 2020 Decennial Census. 
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air quality are reduced to the greatest extent practicable. As stated in policy AQ 4.9 in the General Plan, 
all developments must comply with SCAQMD Rules 403 and 403.1 in order to reduce fugitive dust 
generated by construction sites.  
 
Consistent with Rule 403.1, the Project will be required to prepare a Fugitive Dust Control Plan which 
may include standard dust control measures such as watering exposed areas. Furthermore, as stated in 
AQ 4.7 of the Riverside County General Plan, all projects must mitigate, to the greatest extent possible, 
any anticipated emissions that would exceed the thresholds established by SCAQMD. Compliance with 
General Plan policies and SCAQMD rules and regulations will ensure that the Project will comply with air 
quality management plans, to the greatest extent possible.  
 
Conclusion  
Given that the Project proposes a General Plan Amendment and a Change of Zone to develop a mixed-
use community on the currently agricultural site, the resulting intensification of residential and commercial 
uses will make a substantial contribution to unincorporated County growth. It should be noted that this 
growth would occur in the ECVAP planning area where real growth has been significantly slower than 
was projected to occur between 2010 and 2020.15 Nonetheless, the population growth resulting from the 
Project would not have been accounted for during the development of the SCAG RTP/SCS growth 
forecasts, and as a result, the Project could contribute to the County’s possible exceedance of the growth 
planned for in the development of SCAQMD’s plans.  
 
While increases in population are generally correlated with increased levels of air pollutant emissions, 
State laws and regional policies pertaining to air quality, in combination with proper land use planning, 
adherence to the Title 24 building and energy codes, and increased opportunities for alternative modes 
of transportation, are intended to remove the direct correlation between population growth and air quality 
impacts. As a result, the population growth county-wide in unincorporated Riverside County potentially 
resulting from the Project would not necessarily conflict with or obstruct implementation of future Air 
Quality Management Plans.  
 
Despite compliance with General Plan air quality policies and SCAQMD rules and regulations, the 
proposed Project still has the potential to conflict with or obstruct the implementation of applicable air 
quality plans. As discussed in Section 2.5.6(b), below, air quality emissions modeled using CalEEMod 
project that operation of the Project will result in emissions of CO, NOx and ROG exceeding SCAQMD’s 
daily thresholds. These emissions would primarily be from mobile sources (i.e. vehicle emissions from 
residents, employees, and visitors to the site) and area sources (i.e. architectural coatings, consumer 
products, landscaping equipment). Due to the rural location of the Project site and the elective nature of 
residents’ transportation choices, mitigation measures cannot be reliably enforced or quantified for mobile 
emissions.  
 
Similarly, the use of consumer products and landscaping equipment in the proposed development would 
be subject to the choices of individual residents and commercial tenants. Insofar as the proposed 
development’s operational CO, NOx and ROG emissions may exceed the SCAQMD thresholds, the 
Project has the potential to conflict with or obstruct the implementation of applicable air quality plans, 
including SCAQMD’s 2022 Air Quality Management Plan. As noted, evaporative reactive organic gas 
(ROG), nitrous oxides (NOx), and carbon monoxide (CO) emissions are the consequence of current 
internal combustion engine technology.  
 

 
15  Population in the Eastern Coachella Valley Area Plan was projected to increase by approximately 120% from 

2010 to 2020. Population in the Coachella Valley Census County Division increased by 5.5% from 2010 to 
2020.  
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Current emissions control technologies, including catalytic converters, have reduced but not yet 
eliminated ROG, NOx and CO emissions. Driver-implemented actions to further reduce CO and NOx 
emissions include using higher octane fuels, changing oil and air filters more frequently, and driving on 
properly inflated tires. As noted, these involve personal choices and their implementation cannot be 
assured. Considering that mitigation measures cannot be confidently enforced or quantified for mobile 
and area sources of operational emissions associated with the Project, the resulting impacts would be 
potentially significant and unavoidable.  
 

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

 
A project’s impacts to air quality are considered significant if there is a cumulatively considerable net 
increase of any criteria pollutant for which the project area is in non-attainment under the federal and 
state ambient air quality standards. The two primary pollutants of concern in non-attainment in the 
Coachella Valley are ozone (O3) and particulate matter (PM10).  
 
As stated above, and as described in greater detail in the Air Quality and Greenhouse Gas Report 
prepared for the Project (see Appendix B), air quality emissions were projected for the proposed 
development using CalEEMod Version 2022.1. The Project will release criteria pollutants during its 
construction and operation. 
 
Project Construction Emissions 
The Project will be built out in phases over several years. For the purpose of analysis, it is conservatively 
assumed that the Project will be built out over a seven-year period, concluding in 2032. This conservative 
assumption likely overstates the concentration of criteria pollutants that would be emitted on a daily basis 
because it compresses the expected construction activities into a shorter timeframe, resulting in more 
construction activity and resulting emissions per day. Based on market conditions, it is likely that actual 
buildout would occur over ten or more years, thus resulting in lower daily emissions stretched over a 
longer period.  
 
The construction phase would include demolition of the existing agricultural sheds and structures, site 
preparation, excavation and grading, paving, building construction, and application of architectural 
coatings. Worker and vendor trips would be required throughout the construction phase. For analysis 
purposes, it is assumed that building construction, paving, and the application of architectural coatings 
will occur in staggered, overlapping phases.  
 
Construction of the water tank is expected to occur over a 12-month period. Construction would include 
grading, construction of the tank, and the application of architectural coatings. To accommodate the 
proposed 5 mg tank on the Middleton Reservoir site, the northly portion of the existing berm will be shifted 
approximately 35 feet further north. The new reservoir will be approximately 163.1 feet in diameter, and 
a portion of the tank is expected to be constructed sub-grade. Grading is expected to involve 11,900 
cubic yards (CY) of earthwork, including 7,500 CY of cut, 4,400 CY of import, and 10,800 CY of fill.  
 
Table 2.5-7 shows that the emissions generated by construction of the Project and off-stie water reservoir 
t will not exceed the SCAQMD daily thresholds for any criteria air pollutants. The data represent maximum 
daily unmitigated emissions over the seven-year construction period, and assumes standard dust control 
measures have been applied to reduce particulate matter emissions per SCAQMD Rule 403.1. The 
emissions in the below table represent the maximum daily unmitigated emissions across summer and 
winter conditions. Given that SCAQMD’s thresholds for criteria air pollutants will not be exceeded during 
unmitigated construction activities, and would therefore not result in a cumulatively considerable net 
increase of any criteria pollutant. Impacts are considered less than significant.  
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Table 2.5-7 

Maximum Daily Construction-Related Emissions Summary (lbs per day) 
 CO NOx ROG SOx PM10 PM2.5 

Daily  
Maximum 165.0 56.8 28.2 0.13 27.0 7.67 

SCAQMD 
Threshold 550 100 75 150 150 55 

Exceeds? No No No No No No 
Note: Construction-related PM10 and PM2.5 emissions are shown as “mitigated” in the CalEEMod output tables; 
however, the mitigation used is standard dust control requirements per SCAQMD Rule 403.1, such as watering 
exposed on-site soil.  

 
While impacts would be less than significant without mitigation, mitigation measures AQ-1 and AQ-2 are 
intended to further reduce emissions of particulate matter, NOx and ROG to the greatest extent 
practicable. AQ-1 reiterates the requirement for a dust control plan per SCAQMD Rule 403.1, and AQ-2 
intends to reduce construction equipment emissions by limiting the idling of heavy-duty diesel equipment 
and requiring the use of a diesel oxidation catalyst in all off-road equipment used during the grading 
phase in construction of the Project and the water tank. The oxidation catalyst must achieve a minimum 
15% reduction in NOx emissions. Impacts would be less than significant with mitigation.  
 
Operational Emissions 
Operational emissions refer to the ongoing emissions over the life of a project. They include area source 
emissions (e.g. architectural coatings, consumer products, electric landscaping equipment), emissions 
from energy demand (e.g. electricity, natural gas) and mobile source emissions (e.g. vehicle trips).  
 
Operation of the proposed 5 mg reservoir is not expected to generate new sources of criteria pollutant 
emissions. The only potential source of pollutant emissions associated with operation of the water tank 
would be the electricity used to pump water from the reservoir to the Project site. However, the Project’s 
operational emissions, as projected using CalEEMod, already account for pollutant emissions resulting 
from energy and water demand. Therefore, operation of the 5 mg tank will not generate any additional 
operational emissions beyond those already accounted for in the Project’s operations, as shown in Table 
2.5-11.  
 
According to the Traffic Impact Analysis (TIA) prepared by Urban Crossroads, the Project is expected to 
generate 18,939 weekday trips, 21,532 Saturday and 13,995 Sunday trips. Mobile emissions were 
projected in CalEEMod based on the TIA trip estimates and the land use assumptions provided in Table 
2.5-6.  
 
The SCAQMD threshold evaluates the maximum criteria pollutant emissions expected on any day of 
operations, and therefore, the Project’s daily maximum emissions represent worst-case scenario 
conditions. As shown in Table 2.5-8, the Project-generated operational emissions will not exceed 
SCAQMD thresholds for SOx, PM10, or PM2.5. However, daily emissions during Project operations will 
exceed the SCAQMD thresholds for carbon monoxide (CO), nitrogen oxides (NOx), and reactive organic 
compounds (ROG).  
 

Table 2.5-8 
Maximum Daily Operational-Related Emissions Summary (lbs per day) 

 CO NOx ROG SOx PM10 PM2.5 
Daily Maximum 761 87.1 145 1.76 149 40 

SCAQMD Threshold 550 55 55 150 150 55 
Exceeds? Yes Yes Yes No No No I I I I I I I 
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As shown in the above table, operation of the proposed Project would exceed the SCAQMD daily 
thresholds for CO, NOx, and ROG. Approximately 80% of CO emissions, 83% of NOx emissions, and 
45% of ROG emissions associated with Project operations are from mobile sources, resulting in part from 
the large quantity of daily vehicle trips that the Project is projected to produce during the October to April 
competition season. It should be noted that the operational emissions in Table 2.5-8 represent the 
maximum emissions that would occur on any day of operations and, given the seasonal nature of the 
proposed equestrian center, it can be expected that mobile emissions would be significantly lower during 
the summer-off season. As such, given that CO, NOx and ROG are relatively short-lived pollutants, daily 
emissions of these pollutants would fall well below SCAQMD thresholds during this five-month period. 
 

Area Emissions 
The majority of the Project’s projected ROG exceedances are the result of area and mobile sources. 
Approximately 57% of the projected ROG emissions are from area sources, and approximately 43% of 
projected ROG emissions are from mobile sources. The mobile emissions of ROG are, like the CO and 
NOx emissions, mostly the result of the number of daily trips estimated to be generated by the Project. 
ROG emissions from area sources may be the result of the reapplication of architectural coatings, as well 
as the use of consumer products such as cleaning supplies and kitchen aerosols, and the operation of 
landscaping equipment.16  
 

ROG emissions from the reapplication of architectural coatings can be reduced by using low-VOC 
products as well as by reducing the frequency with which architectural coatings are reapplied. The VOC 
content of architectural coatings is already regulated and mitigated to the maximum extent feasible by 
SCAQMD Rule 1113, which provides VOC limits for products sold within the District’s jurisdiction, and 
thus further mitigation cannot be reasonably applied to this source. The type of consumer products 
(cleaning products, kitchen aerosols) used on-site and the frequency and quantity in which they are used 
would have an impact on the level of ROG emissions during Project operations, as would the use of 
electric landscaping equipment in place of traditional gas-powered equipment.  
 

However, these operational ROG/VOC emissions17 cannot be feasibly mitigated to less than significant 
levels because they are largely dependent on the choices of individual vehicle owners, consumers, 
tenants, and property-owners, except to the extent that state or federal regulations further limit these 
emissions in the future. In the meantime, these practices would largely be subject to the discretion of 
residents and tenants of the Project, but despite these limitations, AQ-5 and AQ-6 recommend the use 
of low-VOC cleaning products and electric landscaping equipment on-site to the greatest extent 
practicable. These measures are dependent on voluntarily implementation, and as a result there are no 
practicable means through which the measures can be enforced as requirements, or that the resulting 
reductions in ROG emissions can be quantified. Given these factors, area-source emissions of ROG 
cannot be confidently reduced to meet the SCAQMD daily threshold, and this impact is considered 
significant.   
 
Mobile Emissions 
Mobile sources of CO, NOx and ROG emissions could be reduced through the reduction of vehicle miles 
traveled (VMT) associated with the Project. The proposed development has already been designed with 
an extensive internal multi-modal trail network that is intended to enhance onsite connectivity for golf 
carts, bicycles and pedestrians, thereby reducing the need for vehicle trips within the property. The 
potential reductions in internal vehicle trips resulting from the Project’s site designed have been 
accounted for in the TIA trip rates inputted to CalEEMod.  

 
16  California Emissions Estimator Model User’s Guide Version 2022.1, prepared for California Air Pollution 

Control Officers Association (CAPCOA), April 2022.  
17  The Environmental Protection Agency formerly defined organic compounds in the air as Reactive Organic 

Gases (ROG), but later changed the terminology to Volatile Organic Compounds (VOC). For the purpose of 
this analysis, ROG emissions are assumed to be equivalent to VOC.  
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VMTs associated with trips to external destinations could be reduced by the use of public transportation 
and the promotion of carpooling programs for Project employees. However, the enforcement of these 
options are not considered feasible as mitigation measures here due to Project’s location in a relatively 
rural area. While the Project area receives bus service from SunLine Transit Agency, including Route 9 
which generally runs along Avenue 66 to Harrison Street, the nearest bus stop is currently approximately 
one mile from the southern edge of the subject site. The perimeter of the Project will also be lined by bike 
trails, which will implement and eventually connect with the area-wide trail network set forth in the County 
General Plan. Along with the design features described above, VMT associated with the Project has been 
reduced to the maximum extent feasible.  
 
Furthermore, the installation of electric vehicle (EV) charging stations on site would support the use 
electric vehicles, thereby reducing mobile emissions resulting from gasoline-powered vehicles. Pursuant 
to measure R2-T4 in the Riverside County Climate Action Plan Update (2019), the Settlement Agreement 
requires the installation of EV charging stations in all garages of new units of residential development. 
Furthermore, according to Part 11 of the Title 24 regulations (CALGreen), multi-family developments with 
20 or more dwelling units, hotels with 20 or more rooms, and all non-residential developments must 
provide EV chargers for a portion of all parking spaces (see mitigation measure AQ-3, Title 24 
requirements) 
 
The use of public transit, carpooling, electric vehicles, and bicycle facilities would reduce Project-related 
VMTs, thereby reducing the Project’s CO, NOx and ROG emissions. However, the elective use of 
alternative modes of transportation by residents, employees, and visitors of the Project cannot be 
confidently quantified and applied as mitigation measures in a way that ensures operational CO, NOx and 
ROG emissions will not exceed the SCAQMD thresholds. Therefore, operational emissions of criteria 
pollutants CO, NOx and ROG are considered significant and unavoidable.  
 
While Project operations are not expected to exceed the daily threshold for PM10 or PM2.5, an operational 
Fugitive Dust Control Plan should be prepared and implemented for Planning Area 1, the equestrian 
center, to ensure that particulate matter emissions are minimized to the maximum extent feasible (see 
mitigation measure AQ-4). This plan should be developed to reduce particulate matter emitted as a result 
of equestrian activities on unpaved surfaces, and may include stabilization measures such as the 
application of water or the application of dust suppressants. The implementation of AQ-4 will ensure that 
PM10 and PM2.5 emissions will be less than significant; however, this measure will not impact the Project’s 
exceedance of the daily thresholds for CO, NOx and ROG, and impacts associated with the emission of 
these pollutants will still be significant and unavoidable.  
 
Cumulative Contribution – Non-Attainment Criteria Pollutants 
Given the dispersing nature of pollutant emissions and aggregate impacts from nearby jurisdictions, 
cumulative air quality is evaluated on a regional scale. As previously described, the Riverside County 
portion of the Salton Sea Air Basin (also known as the Coachella Valley planning area) is a designated 
non-attainment region for PM10 and ozone. Any development resulting in emissions of PM10, ozone, or 
ozone precursors will, to some extent, contribute to existing regional non-attainment.  
 
The SCAQMD does not currently provide thresholds of significance for the cumulative emissions of 
multiple projects. Instead, a project’s potential cumulative contributions can be analyzed using the criteria 
for project-specific impacts, assuming that if an individual development generates less than significant 
construction and operation emissions, then it would not generate a cumulatively considerable increase 
in non-attainment criteria pollutants. 
 
The Project is located in a non-attainment area for PM10, as well ozone, for which precursors include CO, 
NOx, and ROG. As shown in Tables 2.5-7 and 2.5-8, the Project’s emissions of PM10 are projected to be 
below the SCAQMD thresholds for project-specific impacts. However, the Project’s operational emissions 
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of CO, NOx and ROG are expected to exceed the District’s project-specific thresholds. As discussed 
above, mobile sources form the majority of the Project’s CO, NOx and ROG emissions, and while the 
Project incorporates an extensive internal multi-modal trail network that is intended to enhance onsite 
connectivity for golf carts, bicycles and pedestrians, thereby reducing the need for vehicle trips within the 
property, these efforts will not reduce the Project’s CO, NOx and ROG emissions below SCAQMD 
thresholds. Therefore, the Project’s contributions of ozone precursors will be significant and unavoidable, 
and the resulting contributions to regional non-attainment will be cumulatively considerable.  
 

c) Expose sensitive receptors, which are located within one (1) mile of the project site, to 
substantial pollutant concentrations? 

 
Sensitive receptors located within one mile of the Project site include residential properties on Tyler 
Street, east of the subject site, and the CVUSD school complex located approximately 2,890 feet south 
of the subject site. The potential for a project to generate significant localized air quality impacts adversely 
affecting sensitive receptors can be determined through the analysis of Localized Significance 
Thresholds (LST).  
 
The proposed 5 mg reservoir will be constructed on CVWD’s existing Middleton Reservoir site, next to 
the existing 2.5 mg reservoir. This property is approximately 3,020 feet (920 meters) from the nearest 
sensitive receptor land use, a single-family residence located northeast of the subject reservoir site. 
 
The Project is not expected to generate substantial pollutant concentrations during construction, as 
evidenced by its attainment of the SCAQMD daily maximum construction related emissions thresholds, 
demonstrated in Table 2.5-7. According to SCAQMD, the analysis of LSTs designed for projects that are 
less than or equal to 5 acres.18 Buildout of the Project will eventually involve disturbance of the entire 
619.1±-acre site, over the course of at least seven years. However, while the total Project area greatly 
exceeds 5 acres, the area of daily disturbance (for purposes of LST analysis only)19 would be limited to 
5 acres or less per day at any given location on-site. Therefore, the Project’s construction-related 
emissions will be analyzed using LSTs because the SCAQMD 5-acre look up table is appropriate under 
the District’s methodology to screen for potential localized air quality impacts 
 
Sensitive receptor land uses include, but are not limited to, schools, churches, residences, hospitals, day 
care facilities, and elderly care facilities. LST thresholds are provided for distances of 25, 50, 100, 200, 
and 500 meters from sensitive receptors. The nearest sensitive receptors to the subject site are the few 
existing residences located on Tyler Street, less than 25 meters from the eastern boundary of the Project 
site when measuring from the property lines (Exhibit 2.5-1).20  
 
The CVUSD high school/middle school/elementary school complex is also a sensitive receptor and is 
located at Avenue 66 and Tyler Street, more than 500 meters from the Project site. SCAQMD 
recommends that if projects have boundaries closer than 25 meters to the nearest sensitive receptor, 

 
18  South Coast Air Quality Management District, Localized Significance Thresholds 

http://www.aqmd.gov/home/rules-compliance/ceqa/air-quality-analysis-handbook/localized-significance-
thresholds (accessed April 2023).  

19  5-acres is the largest area of disturbance available in the SCAQMD Mass Rate LST Look-Up Tables: 
http://www.aqmd.gov/docs/default-source/ceqa/handbook/localized-significance-thresholds/appendix-c-
mass-rate-lst-look-up-tables.pdf?sfvrsn=2 (accessed July 2023).  

20  In Section 2.15 Noise, the nearest sensitive receiver distance (single family residence) was measured from 
the project boundary to the building façade, which is the standard practice when no outdoor living areas are 
present. The noise analysis cites the nearest sensitive receiver (residence building façade) as being 148 feet 
from the project boundary. The LST analysis measured the distance from the property lines, which was less 
than 80 feet (25 meters). Both measurements are appropriate for the types of analyses being performed. 
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then the LSTs for receptors located at 25 meters should be used. Given that the residences on Tyler are 
the closest sensitive receptor, and are within 25 meters of the subject site, the 25-meter distance will be 
used for the purpose of LST analysis.  
 
A separate modeling run in CalEEMod was conducted to determine the potential construction emissions 
resulting from buildout of Planning Area 3 (PA-3). PA-3 proposes the development of 390 units of 
detached and attached single family housing on the east side of the subject site, adjacent to Tyler Street. 
Relative to the other proposed Project planning areas, PA-3 is the most intensive land use, and thus its 
construction would have the greatest potential to generate significant air quality impacts. PA-3 is also the 
planning area in closest proximity to the existing residences on Tyler Street (and the only planning area 
located within 25 meters of these residences), and therefore its construction would have the greatest 
potential to impact existing sensitive receptors.  
 

The proposed Project does not include major stationary polluters such as a landfill, chemical plant, or 
refinery, and therefore LST analysis was not conducted or required for the development’s operations.21   
According to SCAQMD, the use of LSTs for project operations is voluntary, and is most appropriate for 
industrial and other heavy uses that generate substantial pollutant concentrations. Operation of the 
proposed Project will not involve any substantial stationary sources, such as industrial or heavy 
agricultural uses, that might result in substantial pollutant concentrations. Therefore, operational 
emissions will not be further analyzed using LSTs. 
 
The SCAQMD Mass Rate LST Look-up Tables were used to determine if the Project would result in 
significant adverse localized air quality impacts during construction. The LST Look-Up Table for SRA 30 
(Coachella Valley) was used to established thresholds. Given that the residences on Tyler Street are 
approximately 50 feet (15.24 meters) from the boundary of the Project site, the shortest available receptor 
distance of 25 meters was used. As shown in Table 2.5-9, the SCAQMD LST thresholds are not expected 
to be exceeded for any criteria pollutant during the Project’s construction.  
 

Table 2.5-9 
Project Construction: Localized Significance Thresholds (25 Meters, 5 Acres) 

(lbs per day) 
 CO NOx PM10 PM2.5 
Construction1 36.6 29.2 9.1 5.1 
LST Threshold 2,292 304 14 8 
Exceeds? No No No No 
1Construction emissions based on special model run for Planning Area 3 only, assuming a maximum area of daily 
disturbance of 5 acres.   
Note: Construction-related PM10 and PM2.5 emissions assume the used of standard dust control requirements per 
SCAQMD Rule 403.1, such as watering exposed on-site soil. 

 
As shown in the above table, the Project is not expected to exceed LSTs during its construction. As stated 
above, construction emissions represent a maximum of 5-acres of daily disturbance during the 
construction of PA-3. Given that the LST threshold would not be exceeded, the existing sensitive 
receptors in the Project vicinity, the existing residences on Tyler Street, would not be significantly 
impacted by adverse air quality during the Project’s construction.  
 
Given that the Project may be constructed in phases, it is possible that sensitive land uses built on-site 
in earlier phases may be impacted by criteria pollutants emitted during the construction of subsequent 
phases. Exhibit 2.5-2 shows the potential phasing plan proposed in the Thermal Ranch Specific Plan. 

 
21  South Coast Air Quality Management District, Fact Sheet for Applying CalEEMod to Localized Significance 

Thresholds, http://www.aqmd.gov/docs/default-source/ceqa/handbook/localized-significance-
thresholds/caleemod-guidance.pdf (accessed April 2023).   
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However, LSTs were analyzed using the most intensive proposed land use and the minimum receptor 
distance to provide a conservative assessment of potential impacts. Therefore, the results in Table 2.5-
9 are applicable to construction and receptors within the Project, and impacts would be less than 
significant. 
 
Likewise, future sensitive receptors could be constructed off-site within the Project vicinity prior to the 
completion of the construction of all planning areas. However, because construction LSTs were projected 
using the worst-case scenario, the findings presented in Table 2.5-9 are still applicable.  
 
While the above evidence indicates that construction of the Project and the off-site water reservoir will 
not generate substantial pollutant concentrations, numerous local and state policies are in place to further 
reduce the construction-related emissions. For example, any heavy-duty diesel-fueled trucks involved in 
construction of the Project will also be subject to the CARB Airborne Toxic Control Measure (CCR, Title 
13, §2485), which prohibits idling for more than five minutes unless in possession of a certified Clean Idle 
sticker. Furthermore, and as previously stated, the Project will be required to prepare a construction Dust 
Control Plan pursuant to SCAQMD Rule 403.1. The Dust Control Plan shall be prepared and 
implemented by all contractors during construction activities, including ground disturbance, grading, and 
materials import and export. The plan requires implementation of best management practices, which may 
include:  

• Treat and stabilize soil where activity will cease for at least four consecutive days; 

• All construction grading operations and earth moving operations shall cease when winds exceed 
25 miles per hour; 

• Water of site and equipment morning and evening and during all earth-moving operations; 

• Operate street-sweepers on impacted paved roads adjacent to site; 

• Establish and strictly enforce limits of grading for each phase of construction; 

• Wash off trucks as they leave the project site to control fugitive dust emissions; 

• Cover all transported loads of soils, wet materials prior to transport, provide freeboard (space 
from the top of the material to the top of the truck) to reduce PM10 and deposition of particulate 
matter during transportation; 

• Use track-out reduction measures such as gravel pads at project access points to minimize dust 
and mud deposits on roads affected by construction traffic. 

Compliance with these standard requirements, as set forth in mitigation measures AQ-1 and AQ-2, will 
ensure that construction of the Project will not result in substantial pollutant concentrations impacting 
sensitive receptors, including existing residences and schools within one mile of the Project site, future 
sensitive receptors within one mile of the Project site, and future sensitive receptors in the Project vicinity, 
to substantial pollutant concentrations.   
 
Health Impacts 
As noted above, Supreme Court of California decision, Sierra Club v. County of Fresno (Friant Ranch), 
states that EIRs should relate a project’s expected significant adverse air quality impacts to likely human 
health consequences or explain why it is not feasible at the time of preparing the EIR to provide such an 
analysis. The SCAQMD does not currently have a methodology to consistently and meaningfully correlate 
the expected air pollutant emissions of a project to the likely health consequences of those emissions.22 

 
22  Amicus Curiae Brief of South Coast Air Quality Management District, Sierra Club v. County of Fresno (Friant 

Ranch). Case No. S219783. April 13, 2015  
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There are several factors that make it scientifically impossible with the technology available today to 
calculate the degree to which an individual’s health would be impacted by exposure to various levels of 
criteria pollutant emissions:  
 

• Individual medical histories mean that everyone is affected differently. Some individuals have 
medical predispositions, and diet and exercise levels various across the population too.  

• Due to the dispersing nature of pollutants, it is difficult to locate and identify which individuals will 
be impacted to what extent, either directly or indirectly.  

• There are currently no agreed upon methodology or studies upon which to base assumptions, 
such as baseline health levels or emissions level to health risk ratios.  

 
Due to these limitations, the extent to which the Project poses a health risk is somewhat uncertain. 
However, the application of the SCAQMD localized significance thresholds indicates that construction of 
the Project would have less than significant impacts to sensitive receptors, which means that the Project 
will not generate localized emissions that post a significant health risk. Likewise, the overall emissions 
expected to result from the Project based on projections developed using CalEEMod indicate that the 
development-related emissions will fall below the SCAQMD mass rate thresholds.   
 
Pursuant to Rule 1401, 1401.1, and 212 of the SCAQMD rulebook, the District requires the preparation 
of a Health Risk Assessment (HRA) for facilities associated with high levels of toxic air contaminants.  To 
reduce exposure to toxic air contaminants (TACs), CARB recommends minimum separation distances 
between new sensitive land uses, such as residences, and eight categories of existing sources of TACs: 
high-traffic freeways and roads, distribution centers, rail yards, ports, refineries, chrome plating facilities, 
perchloroethylene dry cleaners, and large gas stations.23 The proposed Project neither proposes the 
development of any such facilities, nor is it situated in proximity to any such facility. While the Project is 
bound by three existing arterial roads, CARB defines freeways and high traffic roads as including rural 
roads with 50,000 vehicles per day. As shown in the Traffic Impact Analysis prepared for the Project by 
Urban Crossroads, nearby roadways have average daily traffic (ADT) volumes of up to 39,300 vehicles 
per day in horizon year (2045) with Project weekday conditions.24 The preparation of an HRA is therefore 
not required nor needed to determine that the Project will not cause any significant air quality-related 
health risks to residents in the Project vicinity.  
 
Based on these findings, it is therefore anticipated that the Project’s impacts and associated health effects 
resulting from criteria pollutants will overall be less than significant. The Project will not expose sensitive 
receptors within one mile of the project site to substantial pollutant concentrations.  
  

 
23  CalEPA and CARB, Air Quality and Land Use Handbook: A Community Health Perspective (April 2005).  
24  Thermal Ranch Specific Plan Traffic Analysis, prepared by Urban Crossroads, Inc. (date), Exhibit 7-9: Horizon 

Year (2045) with Project Weekday Average Daily Traffic (ADT) Volumes.  
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d) Result in other emissions (such as those leading to odors) adversely affecting a 

substantial number of people? 
 
Some land uses can be sources of odors that, while not necessarily physically harmful, may be 
unpleasant and distressing to the public. The SCAQMD identifies land uses such as agriculture, chemical 
plants, composting operations, dairies, fiberglass molding, landfills, refineries, rendering plants, rail yards, 
and wastewater treatment plants as more likely to generate odors. Development and improvements 
facilitated by the proposed Project, including the equestrian center and related operations, have the 
potential to result in short-term and long-term odors.  
 
The Project has the potential to result in short-term odors associated with the operation of heavy 
equipment during grading, building construction, and other construction activities. Construction-related 
odors would be limited and temporary, and quickly dispersed below detectable levels as distance from 
the construction area increases.  
 
The Project’s equestrian operations could pose a long-term impact to local air quality. In particular, animal 
waste generated in the equestrian center could generate nuisance odors if not managed properly. Based 
on a peak horse occupancy of 2,700 animals, the Project could generate up to 140,000± pounds of 
manure daily. Project manure management will include distributed short-term (intra-day) concrete storage 
areas and centralized handling in the back-of-house area adjacent to the IID substation site and away 
from any sensitive receptors. From this handling area haulers will remove manure daily. Daily removal of 
manure from the Project site will further reduce potential odors, which are considered to be less than 
significant.  
 
The Project also proposes the development of two sewer lift stations in Planning Area 4 (PA-4). These 
private lift stations will be subterrain, and will be built to industry standards. They will be designed with 
standard odor control measures, including ventilation, and will be subject to review by the Riverside 
County Building and Safety Department.  This will ensure that impacts resulting from potential odors will 
be less than significant.  
 
The proposed restaurants and other commercial uses could have the potential to generate odors during 
operations. Restaurants would be required to receive development plan approval from the County of 
Riverside Department of Environmental Health demonstrating compliance with regulations for food 
facilities, including the provision of ventilation in cooking areas and associated odor control.25 Therefore, 
the emission of odors from the Project will not adversely affect a substantial number of people, and 
impacts will be less than significant.  
 
The proposed off-site water tank will contain domestic water supplies and would not result in 
objectionable odors or other emissions. The Middleton Water Reservoir site is located more than a mile 
from any sensitive receptors. No impacts would result from the reservoir.  
 

2.5.7 Mitigation Measures 
 
Emissions generated by construction of the Project will not exceed the SCAQMD daily thresholds for any 
criteria air pollutants. Nonetheless, mitigation measure AQ-1 and AQ-2 will further ensure construction 
emissions are reduced to the greatest extent practicable. 
 

 
25  “Construction Plan Approval Procedures for Food Facilities” prepared by County of Riverside Department of 

Environmental Health, September 2013.  



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Section 2 Environmental Impacts and Mitigation Measures 
 

 
Riverside County 2.5-26 Thermal Ranch Specific Plan EIR 

AQ-1  Dust Control 
The Project will be required to prepare a construction Dust Control Plan pursuant to 
SCAQMD Rule 403.1 (General Policy AQ Policy 4.9) that shall be prepared and 
implemented by all contractors during construction activities, including ground 
disturbance, grading, and materials import and export. The plan requires implementation 
of best management practices, which may include:  

• Treat and stabilize soil where activity will cease for at least four consecutive days; 
• All construction grading operations and earth moving operations shall cease when 

winds exceed 25 miles per hour; 
• Water of site and equipment morning and evening and during all earth-moving 

operations; 
• Operate street-sweepers on impacted paved roads adjacent to site; 
• Establish and strictly enforce limits of grading for each phase of construction; 
• Wash off trucks as they leave the project site to control fugitive dust emissions; 
• Cover all transported loads of soils, wet materials prior to transport, provide freeboard 

(space from the top of the material to the top of the truck) to reduce PM10 and 
deposition of particulate matter during transportation; 

• Use track-out reduction measures such as gravel pads at project access points to 
minimize dust and mud deposits on roads affected by construction traffic. 

• Dust suppressants shall be applied on all unpaved roads within the project 
construction footprint. 

• Limit vehicle speeds on unpaved roads to 25 mph. 
 
AQ-2  Construction Equipment Emission Reductions 

The following measures will reduce NOx and ROG emissions from construction 
equipment: 
• Limit heavy-duty diesel vehicle idling to less than 5 minutes at a single location 

(vehicles more than 10,000 lbs.) 
• Use oxidation catalysts on all construction equipment. The oxidation catalyst must 

achieve a minimum 15% reduction in NOx emissions. 
 
Mitigation Measure AQ-3 requires all future development comply with current state energy and/or green 
building codes. Mitigation measures AQ-4 through AQ-6 are intended to improve operational air 
emissions. AQ-4 is intended to further reduce operational emissions of fugitive dust (PM10 and PM2.5), 
despite the determination that these criteria pollutants will not exceed the SCAQMD threshold. AQ-5 and 
AQ-6 are intended to reduce area emissions of ROG. AQ-7 is intended to reduce the amount of pollutants 
emitted from the production of new materials while preserving raw materials through recycling.  
 
As previously discussed, there are no feasible, quantifiable or enforceable ways to further mitigate for 
CO, NOx and ROG emissions from vehicle trips and, with respect to area emissions of ROG, for the 
elective use of consumer products. Therefore, operational impacts will continue to exceed CO, NOx and 
ROG emissions, and impacts will be significant and unavoidable. 
 
AQ-3  Title 24 Compliance 

All building construction shall comply with energy use guidelines detailed in Part 6 
(California Energy Code) and/or Part 11 (California Green Building Standards Code) of 
Title 24 of the California Code of Regulations. 
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AQ-4 Operational Dust Control Plan 
The Project proponent shall prepare and implement an operational Fugitive Dust Control 
Plan for the proposed equestrian center (Planning Area 1) consistent with the 
recommendations in SCAQMD Rule 403, including Table 4 therein. The plan shall 
effectively reduce particulate matter emissions associated with the equestrian center, 
including the application of dust suppressants to disturbed or unpaved surfaces. 

 
AQ-5  Landscape Maintenance 

Electric landscape maintenance equipment, including leaf blowers and lawn mowers, shall 
be used on-site to the greatest extent practicable.  

 
AQ-6  Cleaning Products 

Water-based or low VOC cleaning products shall be used on-site to the greatest extent 
practicable.  

 
AQ-7  Recycling Programs 

All future development shall participate in a recycling program to reduce the amount of 
solid waste disposed of in landfills. 

 
 

2.5.8 Significance After Mitigation 
 
Implementation of AQ-1 and AQ-2 will ensure that the combined maximum daily emissions resulting from 
construction of the Project and water reservoir will not exceed the SCAQMD thresholds, and impacts 
resulting from construction emissions will therefore be less than significant. 
 
Impacts on sensitive receptors and odor generation from construction and operation will be less than 
significant. Given that measures to further reduce operational emissions of CO, NOx and ROG cannot 
not be quantified and applied as enforceable mitigation measures, the Project’s operational criteria 
pollutant emissions will continue to exceed the SCAQMD thresholds for CO, NOx and ROG , and impacts 
are considered significant and unavoidable. 
 

2.5.9 Cumulative Impacts 
 
Impacts to air quality are assessed on a cumulative, regional scale due to the dispersing nature of 
pollutant emissions and the aggregate impacts from surrounding jurisdictions. The Coachella Valley is 
non-attainment for PM10 and ozone. Any activity resulting in the emissions of PM10, ozone, or ozone 
precursors will contribute, to some extent, to the regional non-attainment designation for these criteria 
pollutants. However, the level of cumulative impacts on regional air quality resulting from a single project 
are difficult to measure. It should also be noted that, although difficult to quantify, current farming activities 
on the Project site are making a substantial contribution to the PM10 and PM2.5 levels in the Project vicinity. 
Site stabilization through development will to a meaningful degree reduce if not eliminate current dust 
emissions from the site. 
 
The Project will contribute to incremental increases in criteria air pollutant emissions. As discussed in 
Section 2.5.6 (b), the Project is expected to exceed the SCAQMD thresholds for CO, NOx and ROG 
during its operations, at least in the near to mid-term; both pollutants are ozone precursors. The majority 
of the Project’s CO, NOx and ROG emissions are the result of mobile sources, which cannot be feasibly 
reduced to a level of less than significant due to the elective nature of individual transportation choices.  
 
Given that the Project would contribute significant impacts to pollutants for which the region is in non-
attainment, impacts to regional ozone levels would be cumulatively considerable.   
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2.6 Biological Resources 
 

2.6.1 Introduction 
 
The following section provides an overview of the existing biological resources within the Project area 
and surrounding region, as well as an analysis of potential impacts that could result from 
implementation of the proposed Project. The regulatory environment and thresholds of significance are 
described below, as are the Project’s potential impacts and mitigation measures, where needed. This 
discussion is based on the Project-specific Biological Resources Assessment and Coachella Valley 
Multiple Specifics Habitat Conservation Plan Compliance Report prepared by Wood Environment & 
Infrastructure, Inc.1 The report is appended to this EIR as Appendix C. The Project site was surveyed 
on foot on September 12, 2022; the findings of the survey are included in the report.  
 

2.6.2 Thresholds of Significance 
 
The following thresholds of significance or criteria are derived from Appendix G of CEQA, which is used 
to determine if and to what extent a project may have a potentially significant impact on biological 
resources. The proposed Project would have a significant effect on biological resources if it is 
determined that the Project will:  
 

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

b) Have a substantial adverse effect, either directly or through habitat modifications, on any 
endangered, or threatened species, as listed in Title 14 of the California Code of Regulations 
(Sections 670.2 or 670.5) or in Title 50, Code of Federal Regulations (Sections 17.11 or 17.12)? 

c) 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. Wildlife 
Service? 

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

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

f) 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? 

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

 
The Initial Study determined that the Project would result in “No Impact” for threshold question f), 
because there are no wetlands, marshes or vernal pools on or in the vicinity of the Project site. 
Therefore, this question will not be further analyzed in this EIR.  
 
 
 

 
1  “Biological Resources Assessment and Coachella Valley Multiple Species Habitat Conservation Plan Compliance Report, 

Thermal Ranch Development Project, Thermal, Riverside County, California,” prepared by Wood Environment & 
Infrastructure, Inc., September 28, 2022. 
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2.6.3 Regulatory Framework 
 

Federal  
 

Endangered Species Act (ESA) 
Established in 1973, the ESA is administered by the US Fish and Wildlife Service (USFWS) and the 
National Oceanic and Atmospheric Fisheries Service (NOAA Fisheries Service). The Act provides a 
regulatory program for the conservation of endangered or threatened plants and animals and the 
habitats in which they are found. The Act designated species as ‘endangered’ and ‘threatened’ and 
requires federal agencies to ensure that the actions they authorize, fund, or carry out are not likely to 
jeopardize designated species. It prohibits the ‘take’, as well as import, export, or commerce, of any 
listed species, and requires environmental assessments to consider the listed species and their 
habitats. The ESA definition of take is “to harass, harm, pursue, hunt, shoot, wound, kill, trap, capture, 
collect, or attempt to engage in such conduct.”2 
 
Migratory Bird Treaty Act (MBTA) 
The Migratory Bird Treaty Act began with a 1916 joint treaty with Canada. The 1918 Act implements the 
original treaty with Canada as well as subsequent treaties established with Mexico, Japan, and Russia. 
The Act prohibits the take, or attempted take, of listed birds, as well as their nests and eggs, without 
prior authorization from the USFWS. Under the MBTA, take includes killing, capturing, selling, trading, 
and transport for listed migratory birds. According to the USFWS, criteria for migratory birds to be listed 
under the act include the following:  

• It occurs in the United States or U.S. territories as the result of natural biological or ecological 
processes and is currently, or was previously listed as, a species or part of a family protected by 
one of the four international treaties or their amendments. 

• Revised taxonomy results in it being newly split from a species that was previously on the list, 
and the new species occurs in the United States or U.S. territories as the result of natural 
biological or ecological processes. 

• New evidence exists for its natural occurrence in the United States or U.S. territories resulting 
from natural distributional changes and the species occurs in a protected family.3 

 

Clean Water Act (CWA) Section 404 
Administered by the U.S. Army Corps of Engineers (USACE), Section 404 of the CWA established a 
permitting program to regulate the discharge of dredged or fill material into waters and wetlands. In 
order to obtain authorization to discharge dredged or fill material, there is a requirement to show proof 
that no practicable alternative exists and that impacts will not be significant (i.e., potential impacts will 
be minimized, and that compensation will be provided for unavoidable impacts).  
 
State 
 

California Endangered Species Act (CESA) 
Enacted in 1970 and administered by the California Department of Fish and Wildlife (CDFW), CESA 
prohibits the unauthorized take, import, export, possession, purchase, and sale of listed species. CESA 
is similar to the federal ESA, but while the ESA offers no protection to candidate species, CESA offers 
full protection to candidate species.4 State lead agencies are required to consult with CDFW to ensure 
that actions are not likely to jeopardize the continued existence of any state-listed species or result in 
the destruction of degradation of occupied habitat.  
 

 
2  Endangered Species Act, Section 3 (19) 
3  U.S. Fish & Wildlife Service, Migratory Bird Treaty Act of 1918.  
4  California Fish and Game Code, Section 2068.   
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Native Plant Protection Act (NPPA) 
Administered by the California Department of Fish and Wildlife (CDFW) and enacted in 1977, the NPPA 
enables the CDFW to designate plants as ‘rare’ or ‘endangered’. The list of species protected under 
NPPA is different than the plants covered by CESA. NPPA establishes measures to prohibit take of 
rare and endangered plant species, including, but not limited to, the list of plant species covered by 
CESA. If rare or endangered plants are identified on a project site, under NPPA authorization is 
required from CDFW prior to situations including: the removal of vegetation from canals, roads, or other 
sites; changes in land use. Pursuant to section 1903.5, if a landowner is notified by CDFW that a rare 
or endangered plant is growing on their property, the landowner must notify CDFW at least 10 days 
prior to further action towards any of the aforementioned situations in order to allow plant salvaging.  
 

Natural Community Conservation Planning (NCCP) Program 
Founded in 1991 and administered by the CDFW, the NCCP program takes an ecosystem approach to 
protecting biological diversity. The program works with local planning processes to provide preventative 
protection for wildlife and habitats. Instead of conserving small, potentially isolated ‘islands’ of habitat 
for individual listed species, agencies and local governments have an opportunity to work through the 
NCCP to cooperatively develop plans that establish broad areas of land for conservation that would 
provide habitat for many species. It aims to protect wildlife and habitats as a measure to prevent the 
environment from becoming so fragmented that species require CESA listing.  
 

Local agencies can work through NCCP to establish multiple species conservation areas. The program 
aims to balance conservation with economic development by protecting areas with high conservation 
value and approving development in areas with lower conservation value. An NCCP is included as part 
of the Coachella Valley Multiple Species Habitat Conservation Plan.  
 
California Fish and Game Code 
Sections 1600 – 1603 prohibit the unauthorized diversion, obstruction, or change in the natural flow or 
bed, channel, or bank of any river, stream, or lake that supports fish or wildlife resources. These 
sections of the Code also prohibit the unauthorized deposit or disposal of debris, waste, or other 
material containing crumbled, flaked, or ground pavement where it may pass into a river, stream, or 
lake. CDFW requires projects apply for a Streambed Alteration Agreement for any project that may 
impact a streambed or wetland. 
 
Section 2081 of the Fish and Game Code permits otherwise prohibited activities (import, export, take, 
or possession of state endangered, threatened, or candidate species) through the issuance of a 
memorandum of understanding, if:  

• The take is incidental to otherwise lawful activities;  
• Impacts of the take are minimized and fully mitigated; 
• The permit is consistent with regulations adopted in accordance with any recovery plan for the 

species in question; and  
• The applicant ensures suitable funding to implement the measures required by CDFW.5 

The CDFW must make this determination based on the best scientific evidence reasonably available 
and must include consideration of the species’ capability to survive and reproduce.  
Section 3505.5 of the Fish and Game Code prohibits the take, sale, or purchase of any birds in the 
Falconiformes of Strigiformes orders (birds-of-prey) or to take, sell, or purchase the nest or eggs of any 
bird-of-prey.  

 
5  “Biological Resources Assessment and Coachella Valley Multiple Species Habitat Conservation Plan Compliance Report, 

Thermal Ranch Development Project, Thermal, Riverside County, California,” Wood Environment & Infrastructure, Inc., 
September 28, 2022. 
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Regional/Local  
 
Coachella Valley Multiple Species Habitat Conservation Plan (CVMSHCP) 
Finalized in 2008 and updated in 2016, the CVMSHCP addresses the conservation needs of a variety 
of animal and plant species and communities occurring in the Coachella Valley region. It is a 
comprehensive regional plan encompassing a planning area of approximately 1.1 million acres and 
conserving approximately 240,000 acres of land, in addition to public lands already in conservation. 
The network of preserves established through the CVMSHCP are generally located outside of urban 
areas in order protect lands with high conservation value for 27 plant and wildlife species and 27 
natural communities.  
 

The proposed Project is within the CVMSHCP fee area but is located outside of a CVMSHCP 
Conservation Area. The nearest Conservation Areas are the Santa Rosa and San Jacinto Mountains 
Conservation Area, located to the west of the Project site, and the Coachella Valley Stormwater 
Channel and Delta Conservation Area to the southeast.  
 
Riverside County General Plan 
The Preservation section of the Multipurpose Open Space Element in the Riverside County General 
Plan (revised 2015) includes policies for the conservation and protection of biological resources.  
 

OS 18.1 Preserve multi-species habitat resources in the County of Riverside through the 
enforcement of the provisions of applicable MSHCP’s and through implementing 
related Riverside County policies.  

OS 18.3 Prohibit the planting or introduction of invasive, non-native species to 
watercourses, their banks, riparian areas, or buffering setbacks.  

 
Eastern Coachella Valley Area Plan 
The Eastern Coachella Valley Area Plan (revised 2021) protected biological resources through the 
implementation of applicable policies in the Riverside County General Plan and the CVMSHCP.  
 

ECVAP 16.1 Protect visual and biological resources in the Eastern Coachella Valley Area Plan 
through adherence to General Plan Policies found in the Preservation section of 
the Multipurpose Open Space Element, as well as policies contained in the 
Coachella Valley Multiple Species Habitat Conservation Plan.  

 
 

2.6.4 Environmental Setting 
 
The Project site is situated in the Coachella Valley, on the western edge of the Colorado subdivision of 
the Sonoran Desert. This region has an extremely hot and dry climate, with the low elevation floor of 
the valley bordered by rocky mountain slopes and ranges. These surrounding mountain ranges isolate 
the valley from moisture coming off the Pacific Ocean to the west. These unique conditions support a 
diversity of species that have adapted to the Coachella Valley’s extreme climatic conditions.  
 
The subject property is in the southeastern Coachella Valley, in an unincorporated area of Riverside 
County. The site and surrounding area, located on the valley floor, is essentially flat with a mild gradient 
to the south and southeast. 
 
Plant species such as mesquite, smoke tree, desert holly, creosote bush, and palo verde are common 
in the valley. Coachella Valley milkvetch and triple-ribbed milkvetch are federally listed endangered 
plant species found in the valley. The area is also home to some sensitive wildlife species, such as the 
Coachella Valley fringe-toed lizard, Peninsular bighorn sheep, Casey’s June beetle, arroyo 
southwestern toad, Least Bell’s vireo and southwestern flycatcher. 
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The subject and surrounding properties are located within the boundaries of the Coachella Valley 
MSHCP and approximately 2.25 miles northeast of the Santa Rosa and San Jacinto Mountains 
Conservation Area, which is comprised primarily of Sonoran creosote scrub and desert dry wash 
woodland on lower elevations, and Sonoran mixed wood and succulent scrub in the upper elevations. 
The Project site is also located approximately three miles northwest of the Coachella Valley Stormwater 
Channel and Delta Conservation Area, which is comprised predominantly of desert saltbush scrub, 
mesquite hummocks and desert sink scrub. 
 
 

2.6.5 Existing Conditions 
 
The land on and adjacent to the Project site has mostly been heavily altered for agricultural 
development, road construction and maintenance, and, to a lesser extent, residential and livestock use. 
To the east of the subject property there is low density residential development, agricultural land, and 
equestrian paddocks. Active date palm groves and agricultural lands occupy the area to the north. 
Lands to the south and west of the Project site are occupied by fallow, former agricultural lands that 
appear to have lain fallow for a long time and have, in some areas, revegetated with Saltbush Scrub 
communities.6  
 
The Project site has been in active agricultural use since at least 1959.7 At the time of the biological 
resource survey, most of the Project site consisted of plowed but unplanted agricultural land. It appears 
to have been routinely disturbed and is mostly barren with a sparse growth of low-growing weedy plants 
scattered among portions of the site which currently appear to be fallow. As a result of the routine 
disturbance on the Project site, there are no native vegetation communities, no fully developed 
nonnative vegetation communities, and no trees present on the property.8 There are four hay sheds 
and a shop in the central portion of the site. 
 
The Project proposes the development of the subject 619±-acre site to provide a mixed-use community, 
centered around an equestrian center and related show facilities, and surrounded by residential 
neighborhoods at a mix of densities, as well as resort and commercial areas. The proposed 
development would involve the disturbance of the entire site.  
 
CVWD Middleton Reservoir 7802-1 Site  
The Project off-site water reservoir required to meet Project demand and fire flows will be constructed 
on the existing CVWD Middleton Reservoir site located 2.4± miles southwest of the Project site. The 
reservoir site has been graded, is surrounded by an earthen berm and is largely barren of vegetation. 
Access to the site already exists and construction of the new reservoir will not result in any new 
disturbance to sensitive biological resources. The existing site currently hosts a CVWD 2.5 million tank. 
The reservoir site is located behind a 25-foot earthen berm with existing access and site security. To 
accommodate the new 5 mg tank, the northerly portion of the existing berm will be shifted farther north 
approximately 35 feet. The new reservoir will connect to existing lines and no new off-site reservoir 
water lines will be required. 
 
 
 

 
6  Ibid.  
7  “Phase 1 Environmental Site Assessment for the Agricultural Property Located At 85400 Avenue 62 and 62101 Tyler 

Street, Thermal, California,” Terra Nova Planning and Research, Inc., September 2022.  
8  “Biological Resources Assessment and Coachella Valley Multiple Species Habitat Conservation Plan Compliance Report, 

Thermal Ranch Development Project, Thermal, Riverside County, California,” Wood Environment & Infrastructure, Inc., 
September 28, 2022. 
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Biological Conditions 
 
Vegetation: The field survey identified sixteen plant species on the subject site, including nine native 
and seven nonnative and/or weedy species. While most of the site has been plowed, weedy 
herbaceous plants were identified in sparse patches through some of the fallow agricultural field 
subdivisions. Plant species identified on site include big saltbush (Atriplex lentiformis), western sea-
pursplane saltcedar (Tamarix ramosissima), yellow nutsedge (Cyperus esculentus), and Bermuda 
grass (Cynodon dactylon).  
 
Wildlife: Due to the lack of habitat and highly disturbed nature of the subject property and surrounding 
lands, the vertebrate wildlife observed on-site was not diverse or abundant. A total of five species were 
observed during the field survey, all of which are common to the area, and of which two are nonnative 
introduced species. The wildlife included one amphibian, Rio Grande leopard frog (Lithobates 
berlandieri), and four birds: Eurasian collard-dove (Stptopelia decaocto), common raven (Corvus 
corax), song sparrow (Melospize melodia) and great blue heron (Ardea herodias)9. No actively nesting 
birds, or inactive bird nests, were observed on or adjacent to the Project site.  
 
Special status species: Due to declining populations, vulnerability to climate change, habitat loss and/or 
fragmentation, some plant and animal species are given special status. This includes those listed as 
threatened or endangered by the US Fish & Wildlife Service (USFWS) or the CDFW, those protected 
by the federal ESA and CESA, as well as those identified for conservation by private organizations. Of 
the 62 special status species with potential to occur on the Project site and vicinity, none were 
observed during the field survey (Appendix C). A great blue heron was observed immediately to the 
south of the subject property in an adjacent wet area which may provide foraging habitat for the 
species.10 Blue heron rookeries are considered sensitive, however no suitable nesting habitat occurs on 
or adjacent to the site.  
 
Soils: The subject property is relatively flat and comprised of five primary soil types: Gilman fine sandy 
loam, wet, 0 to 2 percent slopes (GcA); Indio very find sandy loam, wet (It); Indio find sandy loam, wet 
(Ir); Salton silty clay loam (Sb); Gilman wilt loam, wet, 0 to 2 percent slopes (GfA). Both Gilman and 
Indio soil series are typically found on alluvial fans and flood plains, and were historically, and still 
today, used for irrigated cropland and livestock grazing. Salton soil series are used for cotton alfalfa 
hay, irrigated pasture, truck crops, date groves, and recreation.11  
 
 

2.6.6 Project Impacts 
 
As stated above, the Project proposes the development of the entire 619±-acre site into a mix of uses, 
including an equestrian center, residential neighborhoods, commercial areas, and resort areas. A 
Biological Resources Assessment and Coachella Valley Multiple Species Habitat Conservation Plan 
Compliance Report was prepared for the proposed Project by Wood Environment & Infrastructure, Inc. 
The following analysis is based in part on the findings of this report.  
 

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

 

 
9  The great blue heron was observed just to the south of the site.  
10  “Biological Resources Assessment and Coachella Valley Multiple Species Habitat Conservation Plan Compliance 

Report, Thermal Ranch Development Project, Thermal, Riverside County, California,” Wood Environment & 
Infrastructure, Inc., September 28, 2022. 

11  USDA, NRCS. 2019. Web Soil Survey. Accessed online at: http://websoilsurvey.nrcs.usda.gov/app/ 
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The County is a permittee under the CVMSHCP/NCCP, the comprehensive regional plan that 
addresses the conservation needs of a variety of wildlife and plant species and communities in the 
Coachella Valley region.  
 
The Project site is located within the CVMSHCP/NCCP planning area but is not located within a 
CVMSHCP Conservation Area. Two conservation areas, the Santa Rosa and San Jacinto Mountains 
Conservation Area and the Coachella Valley Stormwater Channel and Delta Conservation Area, are 
within three miles of the subject site. Development of the proposed Project is not expected to have any 
impacts on these conservation areas and will not be subject to CVMSHCP land use adjacency 
guidelines.  
The Project will comply with the CVMSHCP and will pay the land development/mitigation fees required 
from all new developments in the plan area. These fees help fund the ongoing assembly of lands for 
conservation. Given that on-site habitat has been disturbed and essentially removed over the course of 
decades of active cultivation, it would not be suitable for assembly into a conservation area.  
 
As is further elaborated upon in threshold discussion C), below, the development of the proposed 
Project is not anticipated to have any impacts on CVMSHCP covered species. No such species were 
observed on the Project site during the field survey, and there is a low likelihood for most covered 
species to occur on the property due to lack of habitat. Section C) also outlines mitigation measures 
(BIO-1 and BIO-2) that must be implemented in order to further minimize potential impacts to any 
covered species encountered during Project construction.  
 
The Biological Resources Assessment and Coachella Valley Multiple Species Habitat Conservation 
Plan Compliance Report prepared for the Project concluded that with the implementation of the 
provided recommendations, the proposed development would be compliant with the CVMSHCP. Given 
that the Project will comply with the requirements of the CVMSHCP, the local adopted Habitat 
Conservation Plan and Natural Community Conservation Plan, impacts will be less than significant.  
 
CVWD Middleton Reservoir 7802-1 Site  
The existing reservoir site has previously been graded and partially developed to accommodate 
multiple future water tanks. Site vegetation is of the creosote scrub community and is without trees, has 
few shrubs no sensitive vegetation or wildlife. Shifting the existing berm 35± feet to the north and 
construction of the new reservoir will result in limited additional site disturbance and will not conflict with 
the provisions of the Coachella Valley MSHCP/NCCP or any other conservation plan.  
 
 

b) Have a substantial adverse effect, either directly or through habitat modifications, on any 
endangered, or threatened species, as listed in Title 14 of the California Code of 
Regulations (Sections 670.2 or 670.5) or in Title 50, Code of Federal Regulations 
(Sections 17.11 or 17.12)? 

 
Based on a literature review prepared for the Biological Resources Assessment, eleven species listed 
as endangered or threatened under Title 14 of the CCR or Title 50 of the FCR were identified as having 
the potential to occur on the Project site and its vicinity (4 to 5-mile radius). No special status species 
were observed on the site during the assessment; however, the number of species detected does not 
necessarily represent the number of species that may occur on the site. Nonetheless, the extensive 
agricultural activity on the site limits the potential for other sensitive species to occur there. 
 
Table 2.6-1 shows the occurrence probability of the eleven endangered or threatened species known to 
occur in the Project vicinity.  
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Table 2.6-1 

Endangered and Threatened Species Potentially on Site 
Species Status Occurrence Probability 

Plants 
Coachella Valley 
milkvetch 

Federal: Endangered  Absent. Habitat lacking; site below known elevational 
range of species.  

Triple-ribbed milk-
vetch 

Federal: Endangered Absent. Habitat is not present; site is below known 
elevational range of species.  

Fish 
desert pupfish Federal: Endangered 

State: Endangered 
Absent. No habitat present.  

razorback sucker Federal: Endangered 
State: Endangered 

Absent. No habitat present; site not in species range.  

Amphibians 
desert slender 
salamander 

Federal: Endangered 
State: Endangered 

Absent. No habitat on or adjacent to site, site not in 
species range (historically or currently). 
Reptiles 

Desert tortoise Federal: Threatened 
State: Threatened 

Absent. Habitat lacking; site isolated from any adjacent 
habitat. 

Coachella Valley 
fringe-toed lizard 

Federal: Threatened  
State: Endangered 

Absent. Habitat not present; site isolated from sand 
sources.  

Birds 
Southwestern 
willow flycatcher  

Federal: Endangered 
State: Endangered 

Nesting: Absent. No suitable nesting habitat. 
Foraging: Absent. No suitable foraging habitat on-site. 

Yuma Ridgway’s 
(clapper) rail 

Federal: Endangered 
Sate: Threatened  

Nesting: Absent. No suitable nesting habitat onsite. 
Potential breeding habitat adjacent to southern edge of 
site.  
Foraging: Absent. No suitable foraging habitat on-site, 
but potential habitat just offsite to south.  

Least Bell’s vireo Federal: Endangered 
State: Endangered 

Nesting: Absent. No suitable nesting habitat.  
Foraging: Absent. No suitable foraging habitat.  
Mammals 

Peninsular bighorn 
sheep DPS 

Federal: Endangered 
Sate: Threatened 

Absent.  No suitable habitat on project site; site is on 
valley floor. Surrounded by agricultural lands.  

Source: Biological Resources Assessment and Coachella Valley Multiple Species Habitat Conservation Plan 
Compliance Report, Thermal Ranch Development Project, Thermal, Riverside County, California,” Wood 
Environment & Infrastructure, Inc., September 28, 2022. 

 
As shown in the above table, the highly disturbed nature of the Project site suggests a very low 
occurrence probability for the eleven endangered and threatened species that are known to occur in the 
vicinity of the property.  
 
Plants 
Neither of the endangered plant species are expected to occur on the subject site. These species are 
known to occur at higher elevations, such as the hills and mountains that flank the Coachella Valley. 
The subject site is located on the valley floor and thus lacks the habitat favored by these species.  
 
Invertebrates 
Monarch butterflies are a Candidate Species under the Federal Endangered Species Act. They are 
known to occur in the Project area; however, were not identified on site during the field survey. 
Additionally, the Monarch butterfly’s food plant and larval host plan, milkweed, was also not detected on 
site. This indicates a very low likelihood of the species occurring on the subject property or being 
impacted by the Project.  
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Fish 
Standing or flowing water does not occur on the subject site. The property thus lacks the habitat for 
either species of endangered fish.  
 
Amphibians and Reptiles 
None of the threatened or endangered amphibians or reptiles with the potential to occur in the Project 
area are expected to occur on the Project site due to the lack of appropriate habitat and the overall 
disturbed nature of the site.  
 
Birds 
As indicated in the above table, suitable habitat does not occur on the subject property for any of the 
endangered or threatened bird species. Potential nesting and foraging habitat for Yuma Ridgway’s 
(clapper) rail was identified near the Project site, in a ponded area adjacent to the southern boundary of 
the property. However, given that the potential habitat is located off-site, the proposed developed is not 
expected to impact the species or its habitat.  
 
Mammals 
The Project site was surveyed and evaluated for a variety of mammal species, including rodents and 
bats. Potentially sensitive mammal species include pallid San Diego pocket mouse and San Diego 
desert woodrat. The potential for occurrence of several bat species was also evaluated, including pallid 
bat, Townsend’s big-eared bat, spotted bat, Western mastiff bat, western yellow bat (see Table 3 of 
Appendix C). These species were absent, and their potential was considered low based on the lack of 
nest/roosting and foraging habitat. It should also be noted that all of these are “Covered Species” under 
the CVMSHCP. Therefore, potential impacts to these and related species will be less than significant. 
 
The Peninsular bighorn sheep (PBS) is the only endangered or threatened mammal known to occur in 
the vicinity of the Project site. However, bighorn sheep generally live in mountainous habitat, 
particularly steep-walled canyons and ridges. Given the property’s location on the valley floor and 2.25± 
miles distance from the nearest foothills of the Santa Rosa Mountains foothills, and isolation by 
surrounding agricultural and other disturbed lands, the sheep are not expected to occur on the Project 
site or vicinity. Neither are any indirect impacts to PBS expected to occur. 
 
CVWD Middleton Reservoir 7802-1 Site  
The existing reservoir site has previously been graded and developed to accommodate multiple future 
water tanks. Site vegetation is of the creosote scrub community and is without trees and has few 
shrubs. No sensitive vegetation or wildlife are expected to occur on the reservoir site. Shifting the 
existing berm 35± feet to the north and construction of the new reservoir will result in limited additional 
site disturbance and will not conflict with the provisions of the Coachella Valley MSHCP/NCCP or any 
other conservation plan.  
 
Summary 
Based on the evidence presented above, it can be assumed that there is a very low probability of the 
Project adversely affecting any endangered or threatened species, as listed in Title 14 of the California 
Code of Regulations (Sections 670.2 or 670.5) or in Title 50, Code of Federal Regulations (Sections 
17.11 or 17.12), either directly or through habitat modifications. Impacts will be less than significant.  

 
 
c) 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. Wildlife Service? 
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As discussed above, the subject site has been highly disturbed and lacks the habitat for many species 
to occur.  
 
Plants 
Eighteen sensitive plant species are known to occur in the greater Project vicinity. However, none of 
these species were observed on the subject property, and none of these species are expected to occur 
on the property. Some of the eighteen sensitive plant species occur on the mountains to the south and 
west of the Project site, but do not grow on the valley floor, where the Project is situated. The other 
sensitive plant species would not occur on the Project site due to lack of habitat.  
 
Invertebrates 
Six special status invertebrates are known to occur in the vicinity of the Project. However, the subject 
site lacks the habitat and/or food plants for all six species, and thus they are not expected to occur on-
site.  
 
Amphibians, Reptiles, and Mammals 
Due to the absence of food plants on site and/or the overall degraded/disturbed nature of the subject 
property, no suitable habitat exists on the Project site for desert tortoise or the Coachella Valley fringe-
toed lizard. 
 
Birds 
Of the 43 special status wildlife species listed as potentially occurring in the Project area, only one, a 
great blue heron, was observed adjacent to the subject property. The heron is only considered sensitive 
when at its nesting rookeries, and due to lack of habitat there is no potential for a rookery to occur on 
the site. The heron was observed in a wet area past the southern edge of the subject site, which is not 
expected to be impacted by the proposed Project. Seven other special status species have the 
potential to forage on the Project site or adjacent area. However, none of these species were observed 
during the field survey, and none are expected on the Project site due to a lack of suitable habitat.  
 
The protection of both native migratory and resident birds when nesting is a requirement of the permits 
issued by the CVMSHCP, as well as a requirement of the MBTA. To prevent impacts to potentially 
nesting birds protected by the MBTA and California Fish and Game Code, the Project either must avoid 
disturbance during the nesting season (February 1 to August 31) or, if construction will proceed during 
nesting season, then nesting bird surveys must be conducted by a qualified ornithologist or biologist 
immediately prior to on-site disturbance (BIO-1).  
 
Burrowing owl, a CVMSHCP covered species, was not observed on the Project site. The species has a 
very low potential to forage on or adjacent to the property, and due to the ongoing agriculture-related 
disturbance of the site, burrowing owl is not expected to occupy the site permanently. Furthermore, no 
suitable nesting habitat, no burrows, and no burrow surrogates (mammal borrows) suitable for 
burrowing owls were observed in the area during the field survey. However, because burrowing owls 
can disperse from nearby occupied areas, a preconstruction survey following the CDFW (2012) 
guidelines must be conducted prior to any ground-disturbing activities (BIO-2).   
 
CVWD Middleton Reservoir 7802-1 Site  
The existing reservoir site has previously been graded and partially developed with an earthen berm to 
accommodate multiple future water tanks. Site vegetation is of the creosote scrub community, is 
without trees, has few shrubs and no sensitive vegetation or wildlife. Shifting the existing berm 35± feet 
to the north and construction of the new reservoir will result in limited additional site disturbance. 
Construction of the new reservoir will occur within the already developed and improved site and will not 
impact any candidate, sensitive, or special status species. 
 



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Section 2 Environmental Impacts and Mitigation Measures 
 

 
Riverside County 2.6-11 Thermal Ranch Specific Plan EIR 

Summary 
Overall, the Biological Resources Assessment Report prepared for the Project found that the subject 
site lacks adequate habitat for the identified special status species to occur. The Project is therefore not 
expected to impact, either directly or through habitat modifications, any CVMSHCP covered species, or 
species designated as candidate, sensitive, or special status by the CDFW.  
However, participation in the CVMSHCP, payment of the CVMSHCP development/mitigation fee and 
participation in the plan will ensure that any Project-related impacts to any covered species will be 
mitigated. Furthermore, preconstruction surveys must be conducted to ensure that any unanticipated 
burrowing owl and nesting birds occurring on the site are not impacted by development of the proposed 
Project. Impacts will be less than significant with mitigation.  
 
 

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

 
According to the Biological Resources Assessment Report prepared for the Project, the site does not 
provide connectivity to any adjacent well-developed native habitat or conservation areas. The subject 
property is currently open agricultural lands that is unfenced and fully accessible to a variety of wildlife. 
This condition also occurs on most of the surrounding lands, which include disturbed lands, lands in 
cultivation and native undisturbed lands. While the Project site shows signs of considerable 
disturbance, and is thus not considered pristine habitat, and adjacent sites also lack well-developed 
native habitat, the area may still provide wildlife corridors.  
 
Some sensitive bird species may forage over the Project site. Great egret, snow egret, black-crowned 
night heron, and white-face ibis have the potential to forage over the Project site or surrounding area; 
however, this potential is considered low to very low. Additionally, a great blue heron was observed in 
the Project vicinity. All nesting native birds are protected by the Migratory Bird Treaty Act (MBTA). 
While the subject site lacks the suitable habitat for these species to nest, BIO-1 provides measures to 
ensure that any unanticipated nesting birds on the property will not be impacted. As provided in the 
mitigation measure, site disturbances that occur between February 1 and August 31 and have the 
potential to impact nesting birds may require a biologist to conduct nesting bird surveys. Construction 
outside the February 1 and August 31 period, or implementation of the surveys and appropriate 
avoidance measures during the nesting season will ensure that potential impacts to nesting birds are 
reduced to less than significant levels.  
 
No migratory fish occur on the Project site, nor could they occur given the lack of flowing or standing 
water. 
 
Given that the subject site is currently unfenced and adjoined by vacant lands to the south and west of 
the Project site, it is possible that some species may use the site as a movement corridor. Development 
of the site, as proposed, could potentially incrementally limit the ability of various species to use the site 
as a movement corridor. However, because the site is currently in active agricultural use and provides 
little to no vegetative cover or habitat for nesting birds, fish, or other migratory wildlife, it is not expected 
to be in use as an established corridor. Furthermore, given the prevalence of vacant sites and other 
lands in agriculture in the Project vicinity, it is unlikely that the proposed development would interfere 
substantially with the movement of any migratory or native species. The Project would not impact 
currently undisturbed lands, occurring mostly to the south of the site, which may provide more 
established movement corridors.  
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CVWD Middleton Reservoir 7802-1 Site  
The existing reservoir site has previously been graded, surrounded with an earthen berm, and 
developed to accommodate multiple future water tanks. The site is without trees, has few shrubs, and 
no sensitive vegetation or wildlife are expected to occur on site. Construction of the required tank and 
the shifting of the earthen berm will not interfere with the movement of native resident or migratory fish 
or wildlife species or with established native resident or migratory wildlife corridors, and will not impede 
the use of native wildlife nursery sites. Overall, the Project site, adjacent properties and the Middleton 
Reservoir Site lack the habitat to serve as a nursery site or wildlife corridor for many species, and 
impacts to wildlife movement and nurseries are expected to be less than significant. 
 
 

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

 
There is no riparian habitat present on the Project site. There is also a lack of adequate riparian habitat 
in the Project vicinity to support least Bell’s vireo or the southwestern willow flycatcher, both species 
covered by the CVMSHCP.  
 

Beyond the southern edge of the property there is a ponding area that periodically and temporarily 
holds agricultural tail water which is then re-used to irrigate crops. Seasonal vegetation including 
cattails that have some potential to support Yuma Ridgway’s (clapper) rail, another CVMSHCP covered 
species. However, the ponded area is intermittent, is located offsite and does not represent a 
permanent riparian or wetland habitat. Neither will this feature be impacted by the proposed 
development.  
 
The proposed development will not involve the planting or introduction of invasive nonnative plants. It is 
recommended that landscaping for the Project use species of vegetation from the Coachella Valley 
Native Plants Recommended for Landscaping and Prohibited Invasive Ornamental Plants lists in 
Appendix D and E of the Biological Resources Assessment in Appendix C of this document. 
 
Overall, there are no riparian habitat or other sensitive natural communities identified in local or regional 
plans, policies, and regulations, or by the CDFW or USFWS on the Project site. The proposed 
landscape palette will not use invasive plants, which will protect sensitive natural communities 
potentially occurring in the Project vicinity from potential impacts. It can therefore be concluded that the 
Project will not have substantial adverse effects on riparian habitat of other sensitive natural 
communities. 
 
CVWD Middleton Reservoir 7802-1 Site  
The existing reservoir site has previously been graded, a berm constructed, and the site developed to 
accommodate the existing and future water tanks. The reservoir site is without trees, has few shrubs 
and no sensitive vegetation or wildlife. Construction of the required tank and the shifting of the existing 
berm 35± feet to the north will not impact any sensitive habitats or plant communities.  
 
 

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

 

The Multipurpose Open Space Element of the Riverside County General Plan includes policies 
supporting the enforcement of local multiple species habitat conservation plans and prohibiting the 
planting or introducing of invasive, nonnative plants. The Project will not conflict with these policies. The 
landscaping design guidelines proposed in the Specific Plan emphasize native plants, and non-invasive 
non-native drought tolerant plants. As stated above, the plant palette should conform to the species 
recommended in Appendix D and E of the Biological Resources Assessment.  
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The Project will comply with the CVMSHCP, the local multiple species habitat conservation plan, by 
paying into the land development/mitigation fees required from all new developments in the plan area, 
which supports the further assembly of lands for conservation. Also, as demonstrated above, the 
Project will not impact any species covered by the plan. Implementation of mitigation measures BIO-1 
to BIO-2 will further ensure that there are no impacts to protected species, and that the Project 
conforms with local policies and ordinances.  
 

Compliance with the CVMSHCP and use of native and non-invasive plants for the site’s landscaping 
will ensure that there are no Project-related impacts that conflict with local policies or ordinance 
protecting biological resources.  
 
CVWD Middleton Reservoir 7802-1 Site  
The existing reservoir site was constructed in 2004, is surrounded by an earthen berm and is 
developed to accommodate the existing and future water tanks. Construction of the new Project tank 
will require shifting the existing berm 35± feet to the north. The new reservoir will connect to existing 
feeder and transmission lines. The reservoir’s construction will not conflict with local policies or 
ordinances that project biological resources. Therefore, there will be no impacts.  
 
 

2.6.7 Mitigation Measures 
 
BIO-1 Construction of the Project and the Middleton Reservoir either must avoid initiating site 

disturbance during the nesting season (February 1 to August 31) or, if construction or 
other Project-related activities will proceed during nesting season, then nesting bird 
surveys must be conducted by a qualified ornithologist or biologist immediately prior to 
on-site disturbance. Surveys must be conducted no more than three days prior to 
commencement of site disturbance. The biologist must have a Memorandum of 
Understanding (MOU) with the County. If nesting birds are found on the Project site, no 
work is permitted near the nest until the young have fledged. The CDFW generally 
recommends avoidance buffers of about 500 feet for birds-of-prey and species listed as 
threatened or endangered, and 100 to 300 feet for unlisted songbirds.  

BIO-2 A preconstruction burrowing owl survey following the CDFG (2012) guidelines must be 
conducted prior to any ground-disturbing activities at the Project and Middleton 
Reservoir sites. If found on site, and unless avoidable, all burrowing owls must be 
relocated prior to any ground disturbing activities. If burrowing owls remain on-site, a 
Burrowing Owl Relocation and Management Plan must be prepared to describe how the 
burrowing owl will be actively or passively relocated per CDFW guidelines. Relocation 
will also require prior permission from the CDFW and shall only occur outside of the 
breeding season. Relocation plans must also be submitted to and approved by the 
County Environmental Programs Department prior to implementation. 

 
2.6.8 Significance After Mitigation 

 

Impacts after implementation of the above mitigation measures will be less than significant.  
 

2.6.9 Cumulative Impacts 
 

The Project proposes the development of a property that has been heavily altered through agricultural 
activity for several decades. The only plants observed on site are nonnative low-growing weedy plants. 
No sensitive or special status wildlife was observed on the property, primarily due to lack of habitat. 
Therefore, even without the proposed development, the subject property can be considered to have low 
conservation value.  
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The lands adjacent to the Project have also been disturbed for agricultural development, road 
maintenance, residential use, and livestock use. Surrounding properties are presently used for 
residential development, agriculture, equestrian paddocks, and date palm groves. Other nearby lands 
are vacant but have previously been in cultivation greatly reducing the habitat values of these lands. 
Developing the Project site would be therefore likely to have less than significant impacts to wildlife 
movement in the area.  
 
The Project is located within the CVMSHCP fee area. The intent of the CVMSHCP is to preserve lands 
of high conservation value, while permitting the development of areas with low conservation value. The 
Project would pay into the CVMSHCP development impact/mitigation fee, which would directly 
contribute to funding the assembly of land in conservation areas.  
 
Impacts are considered cumulatively considerable when the impacts of two or more projects compound 
or are considerable when considered together, even if each project’s impacts are insignificant when 
looked at individually. Given that the Project site and vicinity are on land that has been heavily altered 
for many years, the proposed developed will not significantly contribute to the cumulative conversion of 
valuable biological resources. Moreover, by paying into the CVMSHCP development fee, the Project 
will contribute to funding the consolidation of more valuable conservation lands into conservation areas. 
This will effectively mitigate any incremental impact contribution the Project may make to biological 
resources in the area. Impacts will not be cumulatively considerable.  
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2.7 Cultural and Historic Resources 
 

2.7.1 Introduction 
 
This section evaluates the potential for the proposed Project to result in adverse impacts to cultural and 
historic resources. Cultural resources include archaeological resources, historic architectural resources, 
and human remains. Mitigation measures to reduce impacts to a less than significant level are identified, 
where appropriate. This section is based primarily on the 2022 Historical/Archaeological Resources 
Survey prepared for the Project as well as the 2006 Historical/Archaeological Resources Survey, both 
prepared by CRM TECH1 (Appendix D).  
 

2.7.2 Thresholds of Significance 
 
According to Appendix G of the CEQA Guidelines and the Riverside County Rules to Implement CEQA, 
the Project would have a significant effect on cultural and historic resources if it would: 
 
Historic Resources 

a) Alter or destroy a historic site? 
b) Cause a substantial adverse change in the significance of a historical resource, pursuant to 

California Code of Regulations, Section 15064.5? 
 

Archaeological Resources 
a) Alter or destroy an archaeological site? 
b) Cause a substantial adverse change in the significance of an archaeological resource, pursuant 

to California Code of Regulations, Section 15064.5? 
c) Disturb any human remains, including those interred outside of formal cemeteries? 

 
2.7.3 Regulatory Framework 

 
Federal  
 
National Historic Preservation Act 
The National Historic Preservation Act (NHPA) was established in 1966 by the Advisory Council on 
Historic Preservation (ACHP) with the goal to encourage federal agencies to factor historic preservation 
into federal project requirements. ACHP is an independent federal agency that promotes the 
preservation, enhancement, and productive use of the nation's historic resources, and advises 
government leaders on national historic preservation policy. The ACHP defines “historic properties” as 
“any prehistoric or historic district, site, building, structure, or object included in, or eligible for inclusion 
in, the National Register of Historic Places.” 
 
Section 106 of the NHPA applies when two thresholds are met: 1) there is a federal or federally licensed 
action, including grants, licenses, and permits, and 2) that action has the potential to affect properties 
listed in or eligible for listing in the National Register of Historic Places. Section 106 requires each federal 
agency to identify and assess the effects of its actions on historic resources. If it is determined that a 
proposed action has the potential to affect historic properties, the federal agency must identify the 
appropriate State Historic Preservation Officer/Tribal Historic Preservation Officer (SHPO/THPO) to 
consult with during the process.  

 
1  “Historical/Archaeological Resources Survey, Thermal Ranch Specific Plan,” prepared by CRM TECH, October 

2022; and “Historical/Archaeological Resources Survey Report, APNs 751-020-002, -003, -006, and -007,” 
prepared by CRM TECH, March 2006.  
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National Register of Historic Places 
Authorized under the NHPA, the National Register of Historic Places is the nation’s official list of cultural 
resources that qualify for preservation. Properties listed in the Register include districts, sites, buildings, 
structures, and objects that are significant in American history, architecture, archaeology, engineering, 
and culture. The following criteria are used to determine eligibility for inclusion in the National Register. 
These criteria have been developed by the National Park Service as provided for in the NHPA and require 
a determination whether resources: 
 
a) Are associated with events that have made a significant contribution to the broad patterns of our 

history;  
b) Are associated with the lives of persons significant in our past;  
c) That embody the distinctive characteristics of a type, period, or method of construction, or that 

represent the work of a master, or that possess high artistic values, or that represent a significant and 
distinguishable entity whose components may lack individual distinction; or 

d) That yielded, or may be likely to yield, information important in prehistory or history (36 CFR 60.4). 
 
State  
 
California Public Resources Code 
The California Environmental Quality Act (CEQA) is the principal statute governing the environmental 
review of projects within the State and includes the State of California’s Public Resources Code (PRC) 
sections 21000-21189 and the CEQA Guidelines (California Code of Regulations, Title 14, Sections 
1500-15387). The State of California establishes the definitions and criteria for “historical resources,” 
which require similar protection to what the NHPA mandates for historic properties.  
 
According to PRC Section 5020.1(j), an “historical resource includes, but is not limited to, any object, 
building, site, area, place, record, or manuscript which is historically or archaeologically significant, or is 
significant in the architectural, engineering, scientific, economic, agricultural, educational, social, political, 
military, or cultural annals of California.”   
 
If a lead agency determines that an archaeological site is an historical resource, the provisions of PRC 
Section 21084.1 and CEQA Guidelines Section 15064.5 would apply. If an archaeological site does not 
meet the CEQA Guidelines criteria for a historical resource, then the site may meet the threshold of PRC 
Section 21083 regarding unique archaeological resources. 
 
In addition, PRC Section 5097.98 states that if Native American human remains are identified within a 
project area, the landowner must notify and consult with the Native American Most Likely Descendant 
(MLD), as identified by the Native American Heritage Commission (NAHC), to develop a plan for proper 
treatment and/or removal of the human remains and associated burial of artifacts. These procedures are 
also addressed in Section 15046.5 of the CEQA Guidelines and within the California Health and Safety 
Code.  
 
Assembly Bill 52 
Assembly Bill (AB) 52 was passed by the California Legislature and signed into law by the Governor in 
2015. It established a new category of resources in the California Environmental Quality Act called Tribal 
Cultural Resources (see Section 2.20 of this EIR). (Public Resources Code § 21074.) “Tribal cultural 
resources” are either of the following: 
 
(1) Sites, features, places, cultural landscapes, sacred places, and objects with cultural value to a 
California Native American tribe that are either of the following:  
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(A)  Included or determined to be eligible for inclusion in the California Register of Historical 
Resources.  
 
(B) Included in a local register of historical resources as defined in subdivision (k) of Section 5020.1.  

 
(2) A resource determined by the lead agency, in its discretion and supported by substantial evidence, to 
be significant pursuant to criteria set forth in subdivision (c) of Section 5024.1. In applying the criteria set 
forth in subdivision (c) of Section 5024.1 for the purposes of this paragraph, the lead agency shall 
consider the significance of the resource to a California Native American tribe. 
 
AB 52 establishes a formal project consultation process for California Native American tribes and lead 
agencies regarding tribal cultural resources, referred to as government-to-government consultation. Per 
Public Resources Code Section 21080.3.1.(b), the AB52 consultation process must begin prior to release 
of an environmental impact report, mitigated negative declaration, or negative declaration. Native 
American tribes to be included in the formal consultation process are those that have requested notice 
of projects proposed within the jurisdiction of the lead agency. 
 
SB 18  
Senate Bill-18 (SB 18) requires local (city and county) governments to consult with California Native 
American tribes to aid in the protection of traditional tribal cultural places (“cultural places”) through local 
land use planning. SB 18 requires local governments to consult with tribes prior to making certain 
planning decisions and to provide notice to tribes at certain key points in the planning process. These 
consultations and notice requirements apply to adoption and amendment of both general plans (defined 
in Government Code §65300 et seq.) and specific plans (defined in Government Code §65450 et seq.). 
 
California Register of Historical Resources 
For CEQA purposes, “historical resources” applies to any such resources listed in or determined to be 
eligible for listing in the California Register of Historical Resources, included in a local register of historical 
resources, or determined to be historically significant by the Lead Agency (Title 14 CCR Section 
15064.5(a)(1)-(3)). CEQA guidelines mandate that “generally a resource shall be considered by the lead 
agency to be ‘historically significant’ if the resource meets the criteria for listing on the California Register 
of Historical Resources” (Title 14 CCR Section 15064.5(a)(3)). A resource may be listed in the California 
Register if it meets any of the following criteria: 
 
a) Is associated with events that have made a significant contribution to the broad patterns of California’s 

history and cultural heritage.  
b) Is associated with the lives of persons important in the State’s past.  
c) Embodies the distinctive characteristics of a type, period, region, or method of construction, or 

represents the work of an important creative individual, or possesses high artistic values.  
d) Has yielded, or may be likely to yield, information important in prehistory or history.  (Public Resources 

Code section 5024.1(c)) 
 
California Health and Safety Code 
California Health and Safety Code Section 7050.5 regulates the treatment of human remains and states 
that  in the event of discovery or recognition of any human remains in any location other than a dedicated 
cemetery, there shall be no further excavation or disturbance of the site or any nearby area reasonably 
suspected to overlie adjacent remains until the coroner of the county in which the human remains are 
discovered has determined that the remains are not subject to further investigation. If the coroner 
recognizes or has reason to believe that the human remains are those of a Native American, he or she 
shall contact the NAHC to determine the Most Likely Descendant (MLD). Consultation with the 
designated MLD will determine the final disposition of the remains. 
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Local  
 
Riverside County General Plan 
The Multipurpose Open Space Element of the Riverside County General Plan provides background on 
the role of cultural and historic resources in the county. It also provides the following policies regarding 
the consideration and management of cultural and historic resources:  
 
OS 19.1  Cultural resources (both prehistoric and historic) are a valued part of the history of the 

County of Riverside.  
 
OS 19.2  The County of Riverside shall establish a Cultural Resources Program in consultation with 

Tribes and the professional cultural resources consulting community that, at a minimum, 
would address each of the following: application of the Cultural Resources Program to 
projects subject to environmental review; government-to-government consultation; 
application processing requirements; information database(s); confidentiality of site 
locations; content and review of technical studies; professional consultant qualifications 
and requirements; site monitoring; examples of preservation and mitigation techniques 
and methods; curation and the descendant community consultation requirements of local, 
state and federal law.  

 
OS 19.3 Review proposed development for the possibility of cultural resources and for compliance 

with the cultural resources program.  
 
OS 19.4 To the extent feasible, designate as open space and allocate resources and/or tax credits 

to prioritize the protection of cultural resources preserved in place or left in an undisturbed 
state.  

 
OS 19.5 Exercise sensitivity  and respect for human remains from both prehistoric and historic time 

periods and comply with all applicable laws concerning such remains.  
 
 

2.7.4 Environmental Setting 
 
In order to identify and evaluate the potential for cultural resources on and in the vicinity of the Project 
site, a cultural resources survey was conducted by CRM TECH for the approximately 619-acre site. The 
site was previously subject to a Phase 1 cultural resources survey in 2006, which included an 
historical/archaeological resources literature search, historical background research, Native American 
scoping, and an intensive-level field survey. The 2006 survey found no historical resources, as defined 
by CEQA, on or adjacent to the site. A new cultural survey, and corresponding cultural resources report, 
were prepared by CRM TECH for the Project in October 2022. Intended as an update to the 2006 study, 
the cultural resources report prepared for the Project includes a new historical/archaeological resources 
records search, supplementary historical background research, Native American consultation, and field 
reconnaissance.  
 
The Project site is situated in the southeastern portion of Coachella Valley, on the valley floor. 
Surrounding lands are predominantly agricultural, both active and fallow. Previously undisturbed lands 
adjacent to and in proximity of the Project site are limited and include vegetation and habitat that may 
have served as an important food source for native Cahuilla peoples.  
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The Coachella Valley has long been occupied by the Cahuilla people, a Takic-speaking group of hunters 
and gatherers. Anthropologists study the Cahuilla as three distinct groups based on geographic setting: 
the Pass Cahuilla of the San Gorgonio Pass – Palm Springs area; the Mountain Cahuilla of the San 
Jacinto and Santa Rosa Mountain and the Cahuilla Valley; and the Desert Cahuilla of the eastern 
Coachella Valley. Little population data for the Cahuilla prior to European contact is available but 
estimates range from 3,600 to 10,00 persons. The Cahuilla population was decimated as a result of the 
introduction of European disease in the 19th century. Today, Native Americans of Pass or Desert Cahuilla 
heritage are mostly affiliated with one or more of the Indian reservations in and near the Coachella Valley, 
including Torres Martinez, Augustine, Cabazon, Agua Caliente, Twenty-Nine Palms and Morongo.   
 
José Romero, José Maria Estudillo, and Romualdo Pacheco were the first noted European explorers to 
travel through the Coachella Valley, in 1823 to 1825. The Cocomaricopa Trail was an ancient Native 
American trading route, which was later again “discovered” in 1862 by William David Bradshaw, and 
renamed the Bradshaw Trail. The Euro-American settlement of the Coachella Valley began in the 1870s 
with the establishment of railroad stations along the Southern Pacific Railroad. With the development of 
underground water sources such as artesian wells, and eventually the completion of the Coachella Canal 
in 1948-1949, farming became the dominant economic activity in the area. The date palm was introduced 
to the Valley around the turn of the 20th century and became the agricultural staple for the region by the 
late 1910s. Starting in the 1920s, resorts and other tourism-related industries made the Coachella Valley 
into a popular winter destination.  
 

2.7.5 Existing Conditions 
 
The topography of the subject property is relatively level, with elevations ranging from approximately 130 
to 150 feet below mean sea level. The site is bounded by Harrison Avenue to the west, Avenue 62 to the 
north, Tyler Street on the east, and Avenue 64 to the south. Lands within the Reservation boundary of 
the Torres-Martinez Desert Cahuilla Indians are located immediately south of the subject property.  
 
The Project site has been in active agriculture for several decades. Five agricultural out-buildings, 
including hay sheds and an equipment/shop building are also located in the central portion of the subject 
the property.  
 
In the Project vicinity, numerous Native American cultural resources have been found and documented, 
including fish traps, pottery scatters, grinding rocks, trail segments, and rock cairn features. While the 
Project planning area does not provide perennial or even seasonal water sources, native habitat of the 
past may have provided valuable food and fiber resources. 
  
Beyond the existing five buildings, there is no evidence of building foundations or other structures that 
might imply earlier development or occupation during historic times. Surrounding lands have mostly been 
disturbed for agriculture and other uses for many years. The subject property does not appear to harbor 
nor is it located near important historic structures that could be affected directly or indirectly by the 
proposed Project.  
 
Historical/Archaeological Records Search 
Historical/archaeological records searches were conducted for the subject site in 2005 and again in 2022. 
Both records searches included the examination of maps and records for previously identified cultural 
resources in or near the Project area and were conducted by the Eastern Information Center (EIC) of the 
California Historical Resources Information System, located at the University of California, Riverside. A 
search was also conducted for previously prepared cultural resources reports pertaining to the area 
(Exhibit 2.7-1).  
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The records search in 2005 found four historic-period sites and eight isolates, mainly refuse scatters and 
isolate glass shards dating to the early 20th century, within a one-mile radius of the subject site. No 
prehistoric archaeological sites within one mile of the site were on record, and none of the historic sites 
and isolate were within or adjacent to the Project area. Therefore, none of the identified sites or isolates 
required further consideration.  
 
Since 2006, six additional cultural resources have been recorded within a one-mile radius of the subject 
property, including four historic-period roads and two prehistoric isolates. One of the roads represents 
two segments of Avenue 62, an asphalt-paved road first noted in 1940, which includes a short segment 
across Harrison Street, adjacent to the northwestern corner of the site. None of the other resource sites 
or isolates are in the immediate vicinity of the Project, and thus do not require further consideration.  
 
Historical Background Research 
Historical background research was also conducted for the subject property and vicinity. In 2006, this 
research included a review of published literature in local and regional history and historic maps depicting 
the Project vicinity. Background research for the updated cultural resources report included the 
examination of aerial and satellite photographs taken between 1953 and 2021.  
 
Historical maps from 1856 to 1972 show no evidence of any settlement or development activities beyond 
agricultural operations in the Project area, other than two prominent Desert Cahuilla (present-day Torres 
Martinez Desert Cahuilla Indians) settlements in the general vicinity. The two villages served as important 
stops on the Cocomaricopa-Bradshaw Trail, which during the 19th and early 20th centuries passed through 
the area approximately 1,000 feet to the southwest of the subject site. One of the villages, Torres, located 
approximately two miles west of the Project, is no longer occupied, while Martinez, located approximately 
1.5 miles southeast of the subject site, is now the headquarters of the Torres Martinez Indian Reservation.  
 
Aerial and satellite photographs show that part of the subject property has been under cultivation since 
at least 1953, and nearly the entire area was under use by farming operations by the 1970s. The 
photographs suggest that the metal sheds on the site are the only notable structures to appear on the 
property over this period, with the earliest of the sheds first built between 1975 and 1984.  
 
Native American Consultation 
A written request was submitted to the State of California Native American Heritage Commission (NAHC) 
in March 2023 for a records search in the Sacred Lands File maintained by the commission. The NAHC 
reported that the Sacred Lands File identified no known Native American cultural resources in the Project 
vicinity. However, the absence of specific information does not necessarily preclude the presence of 
resources. As such, 15 tribal representatives for local Native American groups were contacted at the 
recommendation of the NAHC. SB-18 and AB-52 notification letters were sent out on March 29, 2023. 
 
At the time that the cultural resources report was written, five tribes had responded to notifications. The 
Cahuilla Band of Indians and the Quechan Tribe of the Fort Yuma Reservation offered no comments 
regarding this project and deferred to tribes located in proximity to the Project site, with the Cahuilla Band 
deferring specifically to the Torres Martinez Desert Cahuilla Indians. The Augustine Band of Cahuilla 
Indians were unaware of any cultural resources that may be affected by the proposed project but 
requested notification if such resources are discovered during the project. The Agua Caliente Band of 
Cahuilla Indians requested copies of all cultural resource documentation generated in connection with 
the project for tribal review as well as Native American monitoring during ground disturbing activities on 
the property. Consultation was concluded on December 27, 2023.2 

 
2  Native American Consultation Summary for GPA230001, SP00401, TTM38578, PPT23005 & 006, prepared 

by the Heather Thomson, Riverside County Archaeologist. May 2024. 
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The Torres Martinez Desert Cahuilla Indians, with Reservation lands adjacent to the subject site, 
requested further consultation and expressed concern regarding prehistoric settlement and land use 
patterns. The tribe provided a list of village sites and cultural landscapes in the Project vicinity, 
recommended archaeological testing and the development of a plan for recovered archaeological 
materials, and requested Native American monitoring during construction. A representative of the Torres 
Martinez Desert Cahuilla Indians also accompanied the archaeologist on the field reconnaissance 
conducted for the Project.  
 
Field Survey 
A field inspection survey of the Project site was completed on foot, examining various locations where 
potential cultural resources are most likely to be encountered. Such locations on the Project site include 
around the metal sheds near the center of the property, across some of the recently disked fields, and 
along the property boundaries. The field survey found no potential archaeological or historical resources, 
as defined by CEQA, in the Project area.  
 
CVWD Middleton Reservoir 7802-1 Site  
As noted, the Project includes the construction of a 5-millon-gallon water reservoir pursuant to the 
requirements of CVWD, which has directed the Project proponent to the existing CVWD Middleton 
Reservoir site, which was developed pursuant to CEQA. Site development was completed and the first 
of multiple reservoirs built in 2004. To accommodate the new reservoir the existing earthen berm must 
be shifted 35± feet to the north. The CVWD Middleton Reservoir 7802-1 site located 2.4± miles southwest 
of the Project site. 
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2.7.6 Project Impacts 
 
Historic Resources 

a) Alter or destroy a historic site? 
b) Cause a substantial adverse change in the significance of a historical resource, pursuant 

to California Code of Regulations, Section 15064.5? 
 
As stated above, the 2006 EIC records search found five previous cultural resources studies conducted 
within a one-mile radius of the Project site which identified at least four historic-period sites and eight 
isolates, predominantly refuse scatters and isolated glass shards dating to the early 20th century. 
However, none of these sites or isolates are within or adjacent to the Project area. The 2022 records 
search found previous studies identifying four historic-period roads and two prehistoric isolates.  
 
One of the identified historic period roads represents segments of Avenue 62, an asphalt-paved road first 
noted in 1940, including a short segment across Harrison Street, adjacent to the northwestern corner of 
the site. While Avenue 62 was historically a narrow dirt road, it was paved between 1984 and 1996, and 
thus is essentially a modern feature in its current state. Likewise, both Harrison Street and Tyler Street 
predate 1941, but as the result of modern upgrades and maintenance neither road has potential for 
historical significance in their current state. None of the other sites or isolates identified in the records 
search are in the immediate vicinity of the Project, and thus do not require further consideration. The 
records search conducted by the NAHC for the Project found no results in the Sacred Lands Files 
identifying Native American cultural resources in the Project vicinity.  
 
The field reconnaissance conducted on the site in both 2006 and 2022 identified no potential historical 
resources on the property. The metal sheds on the site were built after 1975 and therefore, as utilitarian 
structures that are less than 50 years in age, are not considered historical resources.   
 
CEQA establishes that “a project that may cause a substantial adverse change in the significance of a 
historical resource is a project that may have a significant effect on the environment” (PRC §21084.1). 
“Substantial adverse change,” according to PRC §5020.1(q), “means demolition, destruction, relocation, 
or alteration such that the significance of a historical resource would be impaired.”  
 
According to Public Resources Code §5020.1(j), "historical resource" includes, but is not limited to, any 
object, building, site, area, place, record, or manuscript which is historically or archaeologically significant, 
or is significant in the architectural, engineering, scientific, economic, agricultural, educational, social, 
political, military, or cultural annals of California." More specifically, CEQA guidelines state that the term 
"historical resources" applies to any such resources listed in or determined to be eligible for listing in the 
California Register of Historical Resources, included in a local register of historical resources, or 
determined to be historically significant by the Lead Agency (Title 14 CCR §15064.5(a)(1)-(3)). 
 
Regarding the proper criteria for the evaluation of historical significance, CEQA guidelines mandate that 
"a resource shall be considered by the lead agency to be 'historically significant' if the resource meets 
the criteria for listing on the California Register of Historical Resources" (Title 14 CCR §15064.5(a)(3)). 
A resource may be listed in the California Register if it meets any of the following criteria: 

1. Is associated with events that have made a significant contribution to the broad patterns of 
California's history and cultural heritage. 

2. Is associated with the lives of persons important in our past. 
3. Embodies the distinctive characteristics of a type, period, region, or method of construction, or 

represents the work of an important creative individual, or possesses high artistic values. 
4. Has yielded, or may be likely to yield, information important in prehistory or history. (PRC 

§5024.1(c)) 



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Section 2 Environmental Impacts and Mitigation Measures 
 

 
Riverside County 2.7-10 Thermal Ranch Specific Plan EIR 

According to the above definitions of historical resources, the records search, historical research, Native 
American consultation, and field surveys conducted for the subject site identified no such sites or 
resources on or adjacent to the Project site. No buildings, structures, or objects more than 50 years of 
age were encountered or identified within the Project area. Based on these findings, development of the 
Project would not alter or destroy an historic site, nor would it cause a substantial adverse change in the 
significance of an historical resource pursuant to California Code of Regulations, Section 15064.5. The 
Project would have no impacts to a historic site or resource.  
 
CVWD Middleton Reservoir 7802-1 Site  
As noted, the Project includes the construction of a 5-millon-gallon water reservoir at the existing CVWD 
Middleton Reservoir site. The subject reservoir site was previously in agriculture at least prior to 1986. 
Site development was completed and the first reservoir constructed by 2004. The reservoir site is located 
on the lower Martinez Canyon alluvial fan 2.4± miles southwest of the Project site. The construction of 
the Project reservoir will result in limited site disturbance to enlarge the area behind the existing earthen 
berm and shifting the berm farther north approximately 35 feet. Considering the site’s location, decades 
of active agriculture and the development of the site for domestic water reservoirs, the potential for 
construction of the Project reservoir site to alter or destroy a historic site or cause a substantial adverse 
change in the significance of an historical resource is considered low. Nonetheless, the implementation 
of mitigation measures set forth below will further ensure that impacts are less than significant.  
 
 
Archaeological Resources 

a) Alter or destroy an archaeological site? 
b) Cause a substantial adverse change in the significance of an archaeological resource, 

pursuant to California Code of Regulations, Section 15064.5? 
 
The historical/archaeological records search found no results that indicated the presence of 
archaeological sites or resources in the vicinity of the subject site. The search of the Sacred Lands File 
conducted by the NAHC also identified no known Native American cultural resources in the Project area.  
 
The Torres Martinez Desert Cahuilla Indians, who have a reservation immediately to the south of the 
subject site, requested further consultation on the Project. The tribe expressed concern regarding 
prehistoric settlement and land patterns in the area and provided a list of village sites and cultural 
landscapes in the surrounding area. A representative of the Torres Martinez Desert Cahuilla Indians 
participated in the field survey of the subject site. While scattered refuse was observed along the Project 
boundaries, including concrete fragments, asphalt, broken bottles, and beverage cans, none of these 
items appear to be from the early historic or prehistoric periods, and none of them demonstrated any 
historical or archaeological value.  
 

Given that no archaeological resources and no archaeological sites were identified as occurring in the 
Project vicinity, the Project is not expected to have any significant impacts related to the alteration or 
destruction of an archaeological site, nor is it expected to cause a substantial adverse change in the 
significance of an archaeological resource. However, archaeological resources can be buried or 
otherwise made obscure by land disturbance, including activities associated with agriculture and other 
types of disturbance and development.  
 

As recommended by the County of Riverside, and reflected in CUL-1, procedures will be in place to 
ensure that any unanticipated cultural resources potentially on the subject site are not destroyed, altered, 
or otherwise adversely changed by the Project. The provided measures ensure that if unanticipated 
cultural resources are discovered during ground-disturbing activities, then the appropriate parties, 
including Native American tribal representatives if applicable, will be consulted in order to determine the 
appropriate treatment for the resources. Compliance with this measure will ensure that the Project will 
have less than significant impacts related to archaeological sites and resources.  
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CVWD Middleton Reservoir 7802-1 Site  
The Project includes the construction of a 5-millon-gallon water reservoir pursuant to the requirements of 
CVWD, which has directed the Project proponent to the existing CVWD Middleton Reservoir site. The 
subject reservoir site was previously in agriculture at least prior to 1986. Site development was completed 
and the first reservoir constructed by 2004. The reservoir site is located on the lower Martinez Canyon 
alluvial fan 2.4± miles southwest of the Project site. The construction of the Project reservoir will result in 
limited site disturbance to enlarge the reservoir site and shift the existing earthen berm farther north 
approximately 35 feet. Considering the site’s location, decades of active agriculture and the development 
of the site for domestic water reservoirs, the potential for construction of the Project reservoir site to alter 
or destroy an archaeological site or cause a substantial adverse change in the significance of an 
archaeological resource is considered low. Nonetheless, the implementation of mitigation measures set 
for below will further ensure that impacts are less than significant.  
 

c) Disturb any human remains, including those interred outside of formal cemeteries? 
Project archaeologists note that any surface evidence of historic or prehistoric human burials or 
cremations on the subject site have been erased by the years of agricultural activity, including the 
installation of irrigation lines and tile drains, annual discing and other site preparations for growing. No 
evidence of human remains, burials or cremations, or signs of formal or informal cemeteries were 
identified in the records searches, historical background research, Native American consultation, or field 
inspection, as occurring on the subject site.  
 
However, should any human remains be encountered during ground-disturbing activities related to the 
Project, compliance with California Health and Safety Code §7050.5 and Public Resources Code 
§5097.98(b) would be required. Pursuant to State Health and Safety Code Section 7050.5, if human 
remains are encountered, no further ground-disturbing activities shall occur in that area until the coroner 
has determined the origin.  
 
In accordance with Public Resources Code Section 5097.98 (b), remains shall be left in place and free 
from disturbance until a final decision as to the treatment and their disposition has been made. If the 
remains are determined to be of Native American heritage, the mostly likely descendent must be 
contacted and given the opportunity to recommend appropriate burial. Compliance with these measures, 
as provided in CUL-2, will ensure that the Project’s impacts associated with human remains would be 
less than significant.  
 
CVWD Middleton Reservoir 7802-1 Site  
The Project includes the construction of a 5-millon-gallon water reservoir at the existing CVWD Middleton 
Reservoir site, which was developed in 2002-04 pursuant to CEQA. Site development was completed 
with the installation for the first reservoir and included extensive excavation of this sloping site, 
construction of the surrounding earthen berm, and fine grading of tank pads. Construction of the Project 
reservoir is not expected to result in disturb any human remains, including those that may have been 
interred outside of formal cemeteries. No impacts in this regarding are expected. Nonetheless, mitigation 
set forth below will further ensure that subject impacts are less than significant. 
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2.7.7 Mitigation Measures 
 

CUL-1 Concurrent with the initiation of ground disturbing activities, a Native American monitor 
shall be present on site to observe earthwork and related activities (including any 
archaeological testing and surveys). If during ground-disturbance activities, including 
grading, excavation and other construction activities, unanticipated cultural resources are 
discovered, the following procedures must be followed: All grading and construction 
activities within 100 feet of the discovered cultural resource must be halted and the 
applicant shall contact the County Archaeologist immediately upon discovery of the 
cultural resource. A meeting shall be organized convening appropriate parties, potentially 
including the developer, the project archaeologist, Native American tribal representatives, 
and the County Archaeologist, to discuss the significance of the find. The convened parties 
shall decide upon the appropriate treatment for the cultural resource. Resource 
evaluations shall be limited to nondestructive analysis. Further ground disturbance must 
not resume within the area of the discovery until the appropriate treatment has been 
accomplished. 

 

CUL-2 If human remains are encountered during grading or other construction activities, no 
further disturbance shall occur until the Riverside County Coroner has made the 
necessary findings as to origin. The remains must be left in place and free from 
disturbance until a final decision as to the treatment and their disposition has been made. 
If the coroner determines the remains to be of Native American heritage, the NAHC shall 
be contacted by the Coroner within 24 hours. The NAHC must identify the most likely 
descendant, who may then make recommendations and engage in consultation with the 
property owner concerning the appropriate treatment of the remains. 

 
2.7.8 Significance After Mitigation 

 

Based on the records search, historical background research, Native American consultation, and the field 
survey conducted for the subject site and surrounding area, no historical or archaeological resources or 
sites are known to occur on site or in the vicinity of the Project. Based on these results, and the mitigation 
measures provided above, the Project will not result in any significant adverse impacts to cultural 
resources.  
 

2.7.9 Cumulative Impacts 
 

The geographic scope of the analysis of potential cumulative impacts on cultural resources includes the 
Project site, reservoir site and surrounding areas. The proposed Project would contribute considerably to 
cumulative impacts if it were to have a significant adverse effect on cultural resources, including historical 
and archaeological sites and resources, and cultural resources of importance to local Native American 
tribes. The cultural resources surveys conducted for the Project and reservoir sites, including the 
evaluation of a wide range of literature, data, and information on historic, tribal, and other archaeological 
resources, found no evidence of such resources occurring on or adjacent to the Project or reservoir sites. 
If unanticipated resources occur on the site, then the proposed development could contribute to the 
regional losses of cultural resources. However, the provided mitigation measures will reduce impacts to 
historic and archaeological resources to less than significant levels.  
 

As other projects are developed in the eastern Coachella Valley, surveys for historical and archaeological 
resources will be required under CEQA on a project-by-project basis. Should these surveys identify the 
presence of cultural resources, mitigation would be required to ensure that there is no cumulative loss of 
such resources. These requirements ensure that there would not be cumulative impacts associated with 
historical or archaeological resources. Therefore, the proposed Project’s incremental impacts to these 
resources would not be cumulatively considerable.  
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2.8 Energy Resources 
 

2.8.1 Introduction 
 
This section of the EIR describes existing conditions regarding energy resources within the Project area 
and analyzes the potential impacts of the Project on these resources. This analysis was prepared 
pursuant to Appendix G and Appendix F of the CEQA Guidelines, as amended. A wide range of data and 
information, ranging from research to regional scale planning and environmental documents, have been 
used in researching and analyzing the Project and its potential effects. Specifically, this section evaluates 
the demand for energy resources attributable to the Project during construction and operation, 
demonstrates whether the current and planned electrical, natural gas, and petroleum-based fuel supplies 
and distribution systems are adequate to meet the Project’s forecasted energy consumption, and 
determines the impacts based on the Project’s use and conservation of energy resources.   
 

2.8.2 Thresholds of Significance 
 
The following analysis criteria and thresholds are based on Appendix G and derived from Appendix F of 
State CEQA Guidelines. A project would have a significant impact relating to energy and mineral 
resources if it would: 
 
Energy 
 

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

 
b) Conflict with or obstruct a State or Local plan for renewable energy or energy efficiency. 

 
2.8.3 Regulatory Framework 

 
Federal 
 
National Energy Policy Act of 2005 
The National Energy Policy Act of 2005 sets equipment energy-efficiency standards, seeks to reduce 
reliance on nonrenewable energy resources, and provides incentives to reduce current demand on these 
resources. The act provides for incentives for high-efficiency (including electric) vehicles, new and 
existing homes, commercial buildings, and manufacturers of high-efficiency appliances. It also addresses 
combined heat and power, appliance labeling, research and development, efficiency in federal and public 
facilities, building energy codes, public housing, and other efficiency topics.  
 
State 
 
California 2008 Energy Action Plan Update  
The 2008 update to the 2005 Energy Action Plan II is the State’s principal energy planning and policy 
document. The updated document examines the State’s ongoing actions in the context of global climate 
change. The Energy Action Plan II continues the goals of the original 2003 Energy Action Plan, describes 
a coordinated implementation plan for state energy policies, and identifies specific action areas to ensure 
that California’s energy resources are adequate, affordable, technologically advanced, and 
environmentally sound. In accordance with this plan, the first-priority actions to address California’s 
increasing energy demands are energy efficiency and demand response (i.e., reduction of customer 
energy usage during peak periods to address system reliability and support the best use of energy 
infrastructure).  
 



Riverside County / Desert Equestrian Holdings 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Section 2 Environmental Impacts and Mitigation Measures 
 

 
Riverside County 2.8-2 Thermal Ranch Specific Plan EIR 

 
Additional priorities include the use of renewable sources of power and distributed generation (i.e., the 
use of relatively small power plants near or at centers of high demand). To the extent that these actions 
are unable to satisfy the increasing energy demand and transmission capacity needs, clean and efficient 
fossil-fired generation is supported. The California 2008 Energy Action Plan Update examines policy 
changes in the areas of energy efficiency, demand response, renewable energy, electricity reliability and 
infrastructure, electricity market structure, natural gas supply and infrastructure, research and 
development, and climate change. 
 
Assembly Bill 32 (2006) and Senate Bill 32 (2016)  
In 2006, the Legislature enacted AB 32, the California Global Warming Solutions Act of 2006. AB 32 
requires California to reduce its GHG emissions to 1990 levels by 2020 and 80% below 1990 levels by 
2050. In 2016, the Legislature enacted SB 32, which established an interim reduction target of 40% below 
1990 levels by 2030. In accordance with AB 32 and SB 32, the California Air Resources Board (CARB) 
prepares scoping plans to guide the development of statewide policies and regulations for the reduction 
of GHG emissions. Many of the policy and regulatory concepts identified in the scoping plans focus on 
increasing energy efficiencies and the use of renewable resources and reducing the consumption of 
petroleum-based fuels (such as gasoline and diesel). As such, the State’s GHG emissions reduction 
planning framework creates co-benefits for energy-related resources. Additional information on AB 32 
and SB 32 is provided in Section 2.10, Greenhouse Gas Emissions, of this EIR. 

 
California Building Standards 
Title 24 of the California Code of Regulations was established in 1978 and serves to enhance and 
regulate California’s building standards. The Building Energy Efficiency Standards, Parts 6 and 11 of Title 
24, are updated by the California Energy Commission (CEC) every three years. 
 
The 2022 California Energy Code (Title 24, Part 6), which became effective on January 1, 2023, provides 
measures to continue reducing energy consumption in California. The 2022 Update includes regulations 
encouraging efficient electric heat pumps, establishing electric-ready requirements for appliances and 
mechanical systems in new homes, strengthening ventilation standards, as well as expanding solar 
photovoltaic and battery storage standards.  
 
According to the Energy Code, all single-family residential buildings, low-rise and high-rise multifamily 
buildings, as well as non-residential buildings such as grocery stores, offices, retail, hotels, and 
restaurants1, must have a newly installed photovoltaic (PV) system. The required annual electrical output 
of a building’s PV system is determined based on the maximum size of PV system that can be installed 
on the building’s Solar Access Roof Area (SARA), or based on Equations 150.1-C, 170.2-C or 140.10-A 
depending on the building type.2 Additionally, all high-rise residential and non-residential buildings 
required to have PV systems must also have a battery storage system that meets the requirements 
provided in Section  140.10 of the Energy Code.  
 
Title 24 also includes Part 11, the California Green Building Standards Code (CALGreen). The California 
Building Standards Commission first developed “green” standards in 2007 in an effort to meet the 
greenhouse gas reduction targets established by AB 32. The 2022 CALGreen standards, effective as of 
January 1, 2023, institute mandatory minimum environmental performance standards for all new 
construction of commercial, residential, and State-owned buildings, as well as schools and hospitals.  

 
1  High-rise multifamily and non-residential buildings requiring photovoltaic systems are listed in Table 140.10-

A of the Energy Code.  
2  Equation 150.1-C for single family buildings, Equation 170.2-C for low-rise multifamily buildings, or Equation 

140.10-A for other building types.  
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According to CALGreen Section 4.106, all new single family and multifamily dwellings, as well as hotels, 
must be built with EV Capable parking spaces. One and two-family dwellings must include one EV 
capable space per dwelling unit, and multifamily buildings and hotels must build a proportion of all 
provided parking to be either EV Capable or EV Ready.3 In accordance with Section 5.106, all new non-
residential developments must provide both a portion of parking spaces are that EV Capable, as well as 
a portion of spaces with EV charging stations.  
 
Integrated Energy Policy Report 
In accordance with Senate Bill 1389, the California Energy Commission (CEC) is required to prepare a 
biennial report providing an assessment of the state’s main energy needs and issues, including those 
pertaining to electricity, natural gas, and transportation fuels. The CEC’s 2021 Integrated Energy Policy 
Report (IEPR) provides recommendations for decarbonizing the building and agriculture sectors as well 
as the state’s natural gas system, and recommendations for ensuring energy reliability. The IEPR also 
includes the California Energy Demand Forecast, which provides projections through 2035.  
 
California Renewables Portfolio Standards  
The Renewables Portfolio Standard (RPS) was established in 2002 and is administered by the California 
Energy Commission (CEC). The program establishes increasingly stringent renewable energy 
procurement requirements for the state’s energy providers. Senate Bill (SB) 100 updated the RPS in 
2018, requiring that by 2030, 60% of the state’s electricity must be generated by renewable energy 
resources such as solar, wind, geothermal, biomass, small hydro, renewable methane, ocean wave or 
thermal, or fuel cells using renewable fuels. SB 100 aims to achieve 100% renewable energy by 2045.4 
 
State Vehicle Standards  
In response to the transportation sector accounting for more than half of California’s carbon dioxide (CO2) 
emissions, AB 1493 was enacted in 2002. AB 1493 required CARB to set GHG emission standards for 
passenger vehicles, light-duty trucks, and other vehicles determined by the State board to be vehicles 
whose primary use is noncommercial personal transportation manufactured in 2009 and all subsequent 
model years. The 2009–2012 standards resulted in a reduction in approximately 22% in GHG emissions 
compared to emissions from the 2002 fleet, and the 2013–2016 standards resulted in a reduction of 
approximately 30%. 
 
In 2012, CARB approved a new emissions-control program for model years 2017 through 2025. The 
program combines the control of smog, soot, and global warming gases and requirements for greater 
numbers of zero-emission vehicles into a single package of standards called Advanced Clean Cars. By 
2025, when the rules would be fully implemented, new automobiles would emit 34% fewer global warming 
gases and 75% fewer smog-forming emissions (CARB 2011). 
 
Although the focus of the State’s vehicle standards is on the reduction of air pollutants and GHG 
emissions, one co-benefit of implementation of these standards is a reduced demand for petroleum-
based fuels. 
 

 
 
 

 
3  EV Capable refers to parking spaces which have electrical panel capacity, a dedicated branch circuit, and a 

raceway to support future installation of a charging station. EV Ready refers to the same conditions as EV 
Capable, with the addition of other electrical components as well as a receptable or blank cover to support 
future installation of a charging station.  

4  Senate Bill 100 Joint Agency Report, Achieving 100 Percent Clean Electricity in California (2021).  
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Regional and Local 
 
County of Riverside Climate Action Plan Update 
The Riverside County 2019 Climate Action Plan (CAP) Update establishes the County’s GHG reduction 
targets of 49% below 2008 baseline levels by 2030 and 80% below baseline levels by 2050. Chapter 4 
of the CAP provides the GHG reduction measures that will help the County achieve the reduction targets 
for 2030 and 2050. The reduction measures focus on different sectors, including transportation, energy 
efficiency and clean energy.  
 
The 2019 CAP Update includes required measures resulting from the 2017 Settlement Agreement with 
the Sierra Club, Center for Biological Diversity, San Bernardino Audubon Society, and respondents 
(Petitioners). These Petitioners challenged the County’s 2015 CAP, including commitments to solar and 
electric vehicles. The following County requirements are applicable to the proposed Project:  
 
R2-T4   Electrify the Fleet 

• The Settlement Agreement requires that all new residential developments install EV 
charging stations in the garages of each unit. The Settlement Agreement also requires 
that the capacity and circuits for the installation of EV charging stations are provided 
in the garages of all new residential developments and all new large-scale commercial 
buildings that are over 162,000 square feet.  

• Comply with Title 24, Part 11 requirements for new commercial development to install 
e-chargers starting in 2020.  

 
R2-CE1 Clean Energy 

• The Settlement Agreement requires on-site renewable energy production (including 
but not limited to solar) for any tentative tract map, plot plan, or conditional use permit 
that proposes to add more than 75 new dwelling units of residential development or 
one or more new buildings totaling more than 100,000 gross square feet of 
commercial, office, or manufacturing development. Renewable energy production 
shall be onsite generation of at least 20 percent of energy demand for commercial, 
office, industrial or manufacturing development, meet or exceed 20 percent of energy 
demand for multi-family residential development, and meet or exceed 30 percent of 
energy demand for single-family residential development. 

 
County of Riverside General Plan 
The Riverside County General Plan includes policies addressing overlapping goals such as energy 
conservation, GHG emissions reduction, reduced automobile use, and improving air quality. General plan 
policies related to energy efficiency and clean energy are provided in the land use, multipurpose open 
space, and air quality elements. The following policies are applicable to the proposed Project: 
 
LU 4.1 Require that new developments be located and designed to visually enhance, not degrade 

the character of the surrounding area through consideration of the following concepts: 
 

b. Require that structures be constructed in accordance with the requirements of 
Riverside County’s zoning, building, and other pertinent codes and regulations. 
e. Pursue energy efficiency through street configuration, building orientation, and 
landscaping to capitalize on shading and facilitate solar energy, as provided for in 
Title 24 Part 6 and/or Part 11, of the California Code of Regulations (CCR). 

 
OS 11.1  Enforce the state Solar Shade Control Act, which promotes all feasible means of energy 

conservation and all feasible uses of alternative energy supply sources.  
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OS 11.2  Support and encourage voluntary efforts to provide active and passive solar access 
opportunities in new developments. 

  
OS 11.3  Permit and encourage the use of passive solar devices and other state-of-the-art energy 

resources.  
 
OS 11.4 Encourage site-planning and building design that maximizes solar energy use/potential in 

future development applications.  
 
OS 16.1  Continue to implement Title 24 of the California Code of Regulations (the “California 

Building Standards Code”) particularly Part 6 (the California Energy Code) and Part 11 
(the California Green Building Standards Code), as amended and adopted pursuant to 
County ordinance. Establish mechanisms and incentives to encourage architects and 
builders to exceed the energy efficiency standards of within CCR Title 24. 

 
OS 16.9  Encourage increased use of passive, solar design and day-lighting in existing and new 

structures. 
 
AQ 4.1 Require the use of all feasible building materials/methods which reduce emissions. 
 
AQ 4.2 Require the use of all feasible efficient heating equipment and other appliances, such as 

water heaters, swimming pool heaters, cooking equipment, refrigerators, furnaces and 
boiler units. 

 
AQ 4.3  Require centrally heated facilities to utilize automated time clocks or occupant sensors to 

control heating where feasible. 
 
AQ 4.4 Require residential building construction to comply with energy use guidelines detailed in 

Part 6 (California Energy Code) and/or Part 11 (California Green Building Standards 
Code) of Title 24 of the California Code of Regulations. 

 
AQ 20.11 Reduce energy consumption of the new developments (residential, commercial and 

industrial) through efficient site design that takes into consideration solar orientation and 
shading, as well as passive solar design.  

 
AQ 20.12  Increase energy efficiency of the new developments through efficient use of utilities (water, 

electricity, natural gas) and infrastructure design. Also, increase energy efficiency through 
use of energy efficient mechanical systems and equipment.  

 
AQ 20.18  Encourage the installation of solar panels and other energy- efficient improvements and 

facilitate residential and commercial renewable energy facilities (solar array installations, 
individual wind energy generators, etc.). 

 
 

2.8.4 Environmental Setting 
 
Sources of energy include primary and secondary sources. Primary energy, which is the energy 
contained in raw fuels, include fossil fuels (oil, coal and natural gas), nuclear, and renewable sources 
such as wind, solar, geothermal, and hydropower. Secondary sources of energy, which refers to energy 
that has been converted or stored, include electricity, heat, biofuels, hydrogen, and gasoline.  
 
California Electricity Sources 
Currently, most electricity is generated by harnessing power from one of the above-referenced sources 
to turn a dynamo, or through the direct conversion of solar energy to electricity via the photovoltaic 
process. The California electric grid provides electricity from a variety of sources, including those 
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mentioned above. Natural gas is the state’s largest single energy source, providing approximately 37.9% 
of the total electric power mix in 2021. Renewable energy sources, such as wind, solar, geothermal, and 
biomass, provided approximately 33.6% of California’s energy mix in 2021. California thermal and non-
renewable sources, including natural gas, as well as nuclear, large hydro, and coal, contributed 66.4% 
of the power mix in 2021.5  
 
According to the California Energy Consumption Database, state-wide electricity consumption in 2021 
was 280,738.38 million kWh.6 The 2021 Integrated Energy Policy Report (IEPR) Energy Demand 
Forecast projects that state-wide electricity consumption could reach 340,000 million kWh by 2030.7 
 
In addition to utility-provided electrical power, many homes and business are installing rooftop solar and 
storage. New construction and renovation is required to conform to the state’s strict building code, as set 
forth in the Title 24 regulations, which further serves to ensure that energy resources are used 
economically and wisely. These regulations require that all new single family residential and commercial 
buildings install solar photovoltaic systems. Both the regulatory environment and the economy have 
moved toward greater energy efficiency and reliance on non-polluting renewables sources. 
 
IID Electricity Sources 
The Imperial Irrigation District (IID) is California’s sixth-largest electrical utility, and its third largest public 
power utility. IID has been incrementally increasing the amount of renewable energy sources in its 
generating portfolio. For 2021, the IID Power Content Label8 indicates that natural gas (35.6%) comprised 
its largest source of energy used to generate electricity. This is followed by “eligible renewables” at 40%, 
nuclear at 3.5% and large hydroelectric at 4.8%. Eligible renewables were led by “solar”, which generated 
12.3% of IID power in 2021, followed close by geothermal which provided 12.1%. 
 
Natural Gas 
Natural gas is a fuel source comprised of a combustible mix of simple hydrocarbon compounds, primarily 
methane. In addition to electricity generation, natural gas is used in California for space heating, water 
heating, cooking, industrial processes, and as a transportation fuel. According to the California Energy 
Consumption Database, state-wide natural gas consumption in 2021 was 119,922,710,000 therms.9 The 
2021 IEPR Energy Demand Forecast projects that state-wide natural gas consumption, excluding gas 
used for electricity generation, could reach 13,254,000,000 therms by 2035.10 
 
Transportation Fuels 
Transportation uses a variety of energy sources including petroleum (gasoline and diesel), natural gas, 
hydrogen fuel cells, and electricity. In 2015, the total amount of energy consumed by California’s 
transportation sector was equivalent to 23.2 billion gallons of gasoline, including 3.7 billion gallons of 
diesel.11 
 

 
5  California Energy Commissions, 2021 Total System Electric Generation,https://www.energy.ca.gov/data-

reports/energy-almanac/california-electricity-data/2021-total-system-electric-generation (accessed April 
2023). 

6  Ibid.  
7  Based on the mid-case electricity consumption forecast in the California Energy Demand Forecast, 

California Energy Commission Final 2021 IEPR Volume IV, p.21. 
8  Imperial Irrigation District 2021 Power Content Label; http://www.iid.com/energy/renewable-energy/power-

content -label 
9  California Energy Commission, California Energy Consumption Database, 

http://www.ecdms.energy.ca.gov/Default.aspx  (accessed December 2022). A therm is the energy 
equivalent of 100,000 British thermal units (BTU). 

10  Based on the mid-case gas consumption forecast in the California Energy Demand Forecast, California 
Energy Commission Final 2021 IEPR Volume IV, p.25. 

11  California Energy Commissions, Transportation Energy Demand Forecast, 2018-2030 – Staff Report (2017). 
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Riverside County Energy Consumption 
Table 2.8-1 shows the energy consumed in 2017 in unincorporated areas of Riverside County by 
residents, businesses, and municipal operations. Energy consumption is measured in terms of electricity, 
natural gas, and vehicle miles traveled, the latter of which is associated with transportation fuel 
consumption.  
 

 
Table 2.8-1 

Riverside County Community-Wide Energy Use 2017 

Category Quantity per Year 

Electricity 
SCE 2,080,338,050 kWh 
IID 829,657,212 kWh 
Anza  59,236,020 kWh 

Natural Gas SoCalGas  89,469,089 therms 
Transportation VMT 4,284,955,458 

Source: County of Riverside Climate Action Plan Update (November 2019), Table 3-1. 
 
 

2.8.5 Existing Conditions 
 
Electricity 
The Project site is located within the electric power service boundaries of IID. IID has overhead, high-
voltage power lines along the south boundary of the Project site, which are believed suitable to provide 
power to the proposed development. IID also has transmission lines along the west side of Harrison 
Street and lower voltage distribution lines along the east side of Tyler Street.  
 
Natural Gas 
Natural gas services in the Project area are provided in the Coachella Valley by Southern California Gas 
Company (SoCalGas). Natural gas supplies are transported from Texas to the Coachella Valley through 
three east-west trending gas lines, which cross the valley near and parallel to Interstate-10 and continue 
west to Los Angeles. The pipelines include one 30-inch line and two 24-inch lines, with pressures of 
2,000 pounds per square inch (psi). There is currently no natural gas service to the Project site. The 
closest high pressure natural gas lines are located within the Highway 111 right of way approximately 
three miles east of the Project site, and in Monroe Street at Ave 54 three miles to the north of the site.  
 
Alternative Energy  
IID continues to meet or exceed California’s Renewable Portfolio Standard primarily with local resources. 
As noted above, IID’s power mix in 2021 included 40% renewable sources. There is also large-scale 
wind power production in the Coachella Valley, large-scale solar arrays are being constructed to the east 
and north. There are no utility-scale renewable energy facilities in the Project area. It should be noted 
that SoCalGas is developing “green” sources of natural gas that may reduce GHG and other emissions 
associated with its use. Geothermal energy on a utility scale has been found and developed at the south 
end of the Salton Sea in Imperial County, where more than 721.4 megawatts of geothermal electric power 
have been developed.12 
 
 

 
12  California Geothermal Energy Statistics & Data, California Energy Commission website, 

https://ww2.energy.ca.gov/almanac/renewables_data/geothermal/index_cms.php, accessed July 2020. 
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2.8.6 Project Impacts 
 

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

The Project proposes the development of an equestrian center surrounded by a mix of other land uses, 
including residential of varying densities, a range of retail commercial and resort uses, and offices. The 
proposed equestrian center could accommodate up to 2,700 horses on site at one time with primary use 
occurring between October and April. Other uses would include up to 1,362 dwelling units and 320 RV 
spaces, 275,000 square feet of commercial space and hotel and other resort uses, and 10,000 square 
feet of office space. The Project would consume energy during the construction and operational phases.   
 

Construction Energy Demand 
During construction of the proposed Project, energy would be consumed in three general forms: 

1. Petroleum-based fuels used to power off-road construction vehicles and equipment, on-road 
vehicle trips for construction workers travelling to and from the Project site, and on-road delivery 
and hauling truck trips.  

2. Electricity associated with the conveyance of water that would be used during Project construction 
for dust control (supply and conveyance) and electricity to power any necessary lighting during 
construction, electronic equipment, or other construction activities necessitating electrical power; 
and 

3. Energy used in the production of construction materials, including asphalt, steel, concrete, pipes, 
and manufactured or processed materials such as lumber and glass.  

 

Construction – Electricity Use: 
The subject Project site is serviced by existing power lines along Tyler Street, Harrison Street and the 
future Avenue 64. The Project proposes the construction of an IID substation in the southeastern corner 
of the site. Construction of this substation will be required to comply with IID’s guidelines and 
requirements to ensure the Project’s proper interconnection to the IID power grid.  
 

Construction of the Project would consume electricity for activities such as powering outdoor security and 
worksite lightings, pumps for water supply and de-watering, hand tools and other construction equipment, 
operation and charging of electronic equipment, and powering temporary worksite offices/trailers. The 
levels of electricity consumed during construction would fluctuate throughout the process depending on 
the activities being performed. Electricity is not the primary energy source used during construction. 
During this phase, equipment fuels such as diesel and gasoline will be the primary sources of energy.  
 

Overall, electricity demand during the construction of the Project would be temporary, nominal, and would 
cease upon Project buildout. Accordingly, energy use would not be wasteful, inefficient, or unnecessary, 
and impacts would be less than significant. In addition, the Project is required to comply with IID 
guidelines and requirements as well as the County’s General Plan and CAP Update, which further 
ensures that the use of electricity during Project construction would not be wasteful, inefficient, or 
unnecessary.    
 

Construction – Natural Gas Use: 
The extension of distribution lines to the Project site could be accommodated within existing roadways 
without imposing significant environmental impacts. Construction of the Project would involve no or 
limited consumption of natural gas. It will therefore not be used in a wasteful, inefficient, or unnecessary 
manner during the construction phase, and impacts would be less than significant.  
 

Construction – Transportation:  
The Project would consume energy during the construction phase for uses related to transportation. 
Vehicle miles travelled (VMT) associated with the transport of construction materials as well as 
construction worker commutes would mostly consume petroleum-based fuels. Heavy duty equipment 
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and trucks used during construction would typically consume diesel fuel. While transportation for 
construction workers to and from the site would continue throughout the construction period, other 
transportation-related energy consumption would fluctuate depending on the stage of construction, 
including grading, paving, and building construction.  
 
It is assumed that construction workers would travel to and from the Project site primarily in gasoline-
powered vehicles and that most construction workers live in the Coachella Valley area. As shown in the 
CalEEMod outputs (Appendix B), the average worker trip length would be 18.5 miles and the average 
vendor trip length would be 10.2 miles. These trips would cease upon completion of Project construction, 
which is expected to take place over a seven-year buildout period.13 Overall, gasoline and diesel fuels 
consumed for transportation during construction of the Project would be temporary and would not be 
wasteful or inefficient. Therefore, impacts would be less than significant.  
 
Overall, electricity demand during the construction of the Project would be temporary, nominal, and would 
cease upon Project buildout. Accordingly, energy use would not be wasteful, inefficient, or unnecessary, 
and impacts would be less than significant. In addition, the Project is required to comply with IID 
guidelines and requirements as well as the County’s General Plan and CAP Update, which further 
ensures that the use of electricity during Project construction would not be wasteful, inefficient, or 
unnecessary. 
 
Reservoir Construction – Energy Use 
The CVWD Middleton Reservoir site is powered via a connection with the Imperial Irrigation District (IID) 
grid. Construction energy use is expected to be largely limited to liquid fuels (gasoline, diesel) to power 
on-street and construction equipment, including deliverables such as additional fill, concrete, tank 
components (steel) and related materials. Tank welding is expected to be the primary user of electric 
power. Energy needed to construct the Project reservoir are expected to be limited and will end once 
construction is completed. 
 
Operational Energy Demand 
The proposed Thermal Ranch community will be comprised of an equestrian event and training center, 
including barns, show rings, office space, food and beverage and limited specialty retail space. Non-
equestrian uses including estate homes, detached and attached single family homes, workforce housing 
and RV spaces, resort condominiums, a 150-key hotel, and resort and neighborhood retail village. The 
land use assumptions used for analysis purposes in CalEEMod are provided in Section 2.5, Air Quality.  
 
The proposed Project would constitute a substantial new demand in the area for energy for a wide range 
of uses, including space heating and cooking, lighting, hot water, process heat, and electric power. As 
shown in Table 2.8-2, it is estimated that the Project will consume a total of 47,988,737 kBTU (480,001 
therms) of natural gas per year, and 28,001,888 kilowatt hours per year of electricity. 
 
Operations – Electricity Use: 
The Project’s estimated annual use of 28,001,888 kWh per year of electricity represents approximately 
0.94% of the community-wide electricity use in unincorporated areas in Riverside County in 2017, and 
3.37% of the electricity delivered by IID to unincorporated areas in the County in 2017.14 
 
 

 
13  Per the Traffic Impact Analysis prepared for the Project by Urban Crossroads, Inc. (July 2023), the 

development will be operational by 2032.  
14  County of Riverside Climate Action Plan Update (November 2019), Table 3-1. 
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The Project’s projected electricity use as provided in the table below is a conservative estimate based on 
the Project’s maximum development potential. The parameters inputted to CalEEMod estimates energy 
use, including that associated with water pumping to the Project reservoir and other water infrastructure, 
and is based on peak season conditions when the equestrian center will be most active. However, it 
should be noted that during the summer months, equestrian activity levels will be substantially reduced, 
and electricity consumption, particularly in the equestrian center, will likely be reduced as well. Therefore, 
the effects of the equestrian center on energy demand are considered conservative. 
 

Table 2.8-2 
Project Operations Energy Consumption 

Land Use Natural Gas 
(kBTU per year)1 

Electricity 
(kWh per year)1 

Barns (equestrian center) 0 6,706,220 
General Office (equestrian center) 107,164 380,325 
Specialty Retail (equestrian center) 503,458 1,108,805 
Single Family Homes (attached and detached) 18,564,572 4,875,085 
Workforce Housing 12,878,656 3,419,003 
RV Spaces 0 2,188,162 
Condominiums 7,089,230 2,491,908 
Hotel 7,503,104 2,398,832 
Commercial Retail 1,342,553 2,956,812 
Hardscaped Area 0 0 
Parking Lot (project-wide) 0 1,476,736 

Total: 47,988,737 28,001,888 
Source: CalEEMod 2022.1. Based on Project buildout. 
1. Reflects “unmitigated” energy demand in CalEEMod outputs. “Mitigated” energy demands include reductions from required 
on-site renewable energy. 

 
Furthermore, the Project’s consumption of electricity generated off-site will be further reduced by 
compliance with the mandatory Title 24 Energy Code requirements. The Project will be required to comply 
with §150.1, §170.2, and §140.10 of the Energy Code, which require the installation of photovoltaic 
systems on the roofs of all new single family residential, multifamily residential, and non-residential 
buildings, respectively.15 All eligible new non-residential buildings will also be required to install battery 
storage systems to capture and store excess electricity generated by the photovoltaic system, as stated 
in §140.10(b). These mandatory design features will greatly reduce the amount of electricity from external 
sources required by the Project.  
 
The Title 24 solar requirements are based on roof area. Given that the Project does not include site plans 
or building plans for all land uses, the required area of solar panels and resulting energy that could 
potentially be generated cannot accurately be determined at this time. As individual site plans are 
prepared, the solar access roof area (SARA) will be determined for each building, and the corresponding 
photovoltaic requirements will be implemented.  
 
Pursuant to R2-CE1 of the 2019 Climate Action Plan (CAP) Update, the Riverside County Settlement 
Agreement requires any tentative tract map, plot plan, or conditional use permit that proposes to add 
more than 75 new dwelling units of residential development or one or more new buildings totaling more 
than 100,000 gross square feet of commercial, office, industrial, or manufacturing development, to 
include on-site renewable energy production. This on-site renewable energy production must meet at 

 
15  The required installation of photovoltaic systems applies to new non-residential buildings including grocery 

stores, retail, offices, hotels, restaurants, and other uses specified in §140.10, Table 140.10-A.  
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least 20 percent of energy demand for commercial, office, industrial, manufacturing, and multi-family 
residential uses, and at least 30 percent of single-family residential uses. Given that the Project is subject 
to this requirement, Table 2.8-3 shows the quantity of energy, in kWh per year, that the proposed 
development would require from off-site sources during operations.  
 

Table 2.8-3 
Project Energy Demand and Mandated On-Site Renewable Generation 

(kWh per year) 

Land Use Total Electricity 
Demand2 

Required On-site 
Renewable 
Generation 

Off-site Electricity 
Demand3 

Single Family 
Residential 4,875,085 1,462,525 3,412,560 

Other1 23,126,803 4,625,360 18,501,443 
Total 28,001,888 4,453,997 21,914,003 

1  Includes electricity demand from the proposed equestrian barns, special retail, and offices, as well as the proposed 
neighborhood shopping center, resort condos, hotel, workforce housing, RV spaces, and parking lots.  

2  Based on the electricity demand projected for the Project using CalEEMod Version 2022.1  
3  Accounting for on-site renewable energy production providing for at least 30% of single-family residential electricity 

demand and 20% of electricity demand for other land uses, per Riverside County CAP Update R2-CE1.  
 
As shown in the above table, the Project will be required to produce approximately 4,453,997 kWh per 
year from renewable sources, with a remaining demand for 21,914,003 kWh per year being allowed to 
come from off-site sources. Furthermore, the California Renewables Portfolio Standard requires that 
electricity providers such as IID procure at least 60% of electricity they deliver from renewable sources 
by 2030 and 100% by 2045.16 As a result, the estimated 21,914,003  kWh per year of operational 
electricity demand not met by the Project’s on-site photovoltaic system will be sourced from an increasing 
share of renewable sources from the utility grid. Overall, compliance with state and County requirements 
will ensure that the Project’s electricity consumption will not be wasteful, inefficient, or unnecessary, 
resulting in less than significant impacts.  
 
Operations – Natural Gas Use: 
As shown in Table 2.8-2, at buildout the Project is estimated to use approximately 47,988,737 kBTU 
(480,001 therms) of natural gas per year. This represents approximately 0.53% of the of the 89,469,089 
therms of natural gas delivered from SoCalGas to unincorporated areas of Riverside County in 2017.17 
As stated above, the Project’s energy consumption was projected in CalEEMod based on peak-season 
activity levels in the equestrian center. However, most land uses in the equestrian center, such as barns 
and outdoor competition spaces, do not use natural gas. Therefore, seasonal changes in natural gas 
consumption would not be greatly impacted by the seasonal event schedule at the equestrian center.  
 
The Project will be required to comply with the Title 24 Energy efficiency standards, including regulations 
that will reduce natural gas consumption. For example, as provided in §§150.00(t)-(v) and §160.9, new 
single family and multi-family homes must be “electric ready”, meaning that they must be designed to 
accommodate electric furnaces, cooktops, and clothes dryers. This regulation will facilitate the transition 
away from natural gas fueled household equipment and appliances. Compliance with these requirements 
will ensure that the Project’s natural gas use during operations is not wasteful, inefficient, or unnecessary, 
resulting in less than significant impacts.  
 

 
16  Senate Bill 100 Joint Agency Report, Achieving 100 Percent Clean Electricity in California (2021).  
17  County of Riverside Climate Action Plan Update (November 2019), Table 3-1. 
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Operations – Transportation Energy Use: 
During operation, the Project would consume petroleum-based fuels related to vehicle travel to and from 
the subject site. Trips associated with the Project may include employee commutes, daily trips for 
residents, and trips associated with visitors to Project commercial services and the equestrian center.  
According to the Traffic Impact Analysis, the Project would generate approximately 18,939 daily trips.18 
During the equestrian event season, daily visitors may include a mix of local residents and out of town 
visitors. It should be noted that the proposed site plan has been designed with a network of internal routes 
for pedestrian, golf cart, bicycle, and equestrian transportation. These trails are intended to reduce the 
need for vehicle trips between planning areas within the Project.  
 
Based on CalEEMod, the Project would generate approximately 63,260,124 VMT per year.19 The amount 
of fuel consumed by these vehicle trips is variable based on fuel economy and the increasing adoption 
of zero-emission vehicles. Project VMTs represent a 1.47% increase over the 4,284,955,458 VMTs 
generated by unincorporated areas of the County.20 It should be noted that VMTs are regional in nature, 
and that not all Project VMTs will occur solely within the boundaries of Riverside County.  
 
The federal EPA and state CARB continue to increase vehicle fuel efficiency standards. For example, 
the Advanced Clean Cars II regulations require that all new passenger cars, trucks, and SUVs sold in 
California will be zero emissions as of 2035. The installation of electric vehicle (EV) charging stations on-
site will also support the use electric vehicles. Pursuant to measure R2-T4 in the Riverside County 
Climate Action Plan Update (2019), the Settlement Agreement requires the installation of EV charging 
stations in the garages of all units of new residential development. Furthermore, according to Part 11 of 
the Title 24 regulations (CALGreen), multi-family developments with 20 or more dwelling units, hotels 
with 20 or more rooms, and all non-residential developments must provide EV chargers for a portion of 
all parking spaces. These policies and regulations will reduce vehicle emissions as well as the quantity 
of fuel energy required per mile traveled. Therefore, while the Project will result in a direct increase in 
VMTs, it will not result in wasteful, inefficient, or unnecessary consumption of transportation energy 
resources during operation. Impacts will be less than significant.  
 

b) Conflict with or obstruct a state or local plan for renewable energy or energy efficiency. 
 
Development resulting from the proposed Project must be designed, built, and operated in accordance 
with all applicable state and local regulations intended to reduce energy demand. Compliance with these 
regulations would ensure that the Project does not conflict with any applicable energy efficiency and 
conservation standards. Such standards and regulations include Part 6 and Part 11 of Title 24 of the 
California Code of Regulations. As discussed above, the Project will be required to comply with all Title 
24 requirements, including the mandatory installation of photovoltaic systems for new residential and 
non-residential buildings, the installation of battery storage systems in non-residential buildings, and 
electric readiness for residential equipment such as furnaces, cooktops, and clothes dryers. These 
regulations will increase the amount of electricity generated on-site, and reduce the consumption of 
natural gas. The Project would also be subject to all applicable policies in the Riverside County General 
Plan, including the above-cited Land Use, Air Quality, and Multipurpose Open Space Elements, as well 
as applicable policies in the Riverside County CAP Update. Adherence to the applicable State and 
County policies would ensure that the Project does not conflict with or obstruct any applicable plans for 
renewable energy or energy efficiency. Impacts would be less than significant.  

 
18  Thermal Ranch Specific Plan Traffic Analysis, prepared by Urban Crossroads, March 2023. Represents 

average weekday, closely matching the estimated weighted average daily trip volume of 18,602. 
19  The Project’s projected VMT according to CalEEMod was used here for the purpose of analyzing energy 

impacts only. The significance of Project-related VMT impacts is discussed in greater detail in Section 2.18, 
Transportation and Traffic, based on the VMT Analysis prepared for the Project by Urban Crossroads, Inc.  

20  County of Riverside Climate Action Plan Update (November 2019), Table 3-1. 
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2.8.7 Mitigation Measures  
 
The potential energy use and sources thereof, as described above, indicate that the Project will not result 
in any potentially significant environmental impacts as a result of using energy in a wasteful, inefficient, 
or unnecessary manner, during either construction or Project operations. As is also demonstrated, the 
Project will not conflict with or obstruct a state or local plan for renewable energy or energy efficiency. 
Given that the Project would have less than significant impacts related to energy consumption and energy 
efficiency plans, no mitigation measures are required. 
 

2.8.8 Significance After Mitigation 
 
The Project’s impacts on energy resources would be less than significant. 
 

2.8.9 Cumulative Impacts 
 
Cumulatively considerable environmental impacts related to energy resources could occur if the Project, 
as well as past, current, and future projects, are wasteful or inefficient in their energy consumption and 
thereby cause significant environmental impacts. The subject and other future projects will be required 
to comply with the Title 24 regulations, with measures associated with AB 32 and SB 32, or the Riverside 
County 2019 CAP Update.  
 
It should also be noted that plans for energy efficiency and renewable energy are being regularly updated, 
requirements are becoming increasingly stringent, and the availability of cost-competitive renewable 
energy technologies is expanding. These changes are already supporting increases in energy efficiency 
and the adoption of renewable energy, and, in turn, will drive reductions in the consumption of energy 
from non-renewable sources.  
 
Overall, the Project’s compliance with applicable local, state, and federal policies will ensure that the use 
of energy related to the Project will not be wasteful or inefficient. While the Project will contribute 
incrementally to cumulative increases in state-wide energy consumption, impacts from the development 
will not be cumulatively considerable.  
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2.9 Geology and Soils 
 

2.9.1 Introduction 
 
This section of the EIR describes existing geologic and soils conditions within the Project planning area 
and analyzes the potential impacts of regional and local geology and soils to the proposed Project. A 
wide range of data and information, ranging from research and subsurface borings conducted on the 
Project site to regional-scale planning and environmental documents, have been used in researching and 
analyzing the Project and its potential effects. These include detailed analysis of regional and local 
geology, soils, and seismic conditions. A project-specific geotechnical study (see Appendix E) was also 
prepared for the proposed Project.1  

 
2.9.2 Thresholds of Significance 

 
Based upon Appendix G of the CEQA Guidelines and County Rules to Implement CEQA, the proposed 
Project would result in a potentially significantly impact if it would directly or indirectly cause potential 
substantial adverse effects, including the risk of loss, injury or death involving:  
 
Alquist-Priolo Earthquake Fault Zone or County Fault Hazard Zones 

a) Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo Earthquake 
Fault Zoning Map issued by the State Geologist for the area or based on other substantial 
evidence of a known fault? 

 
Liquefaction Potential Zone  

a) Be subject to seismic-related ground failure, including liquefaction? 
 
Ground-shaking Zone 

a) Be subject to strong seismic ground shaking? 
 
Landslide Risk 

a) Be located on a geologic unit or soil that is unstable, or that would become unstable as a result 
of the project, and potentially result in on- or off-site landslide, lateral spreading, collapse, or 
rockfall hazards 

 
Ground Subsidence 

a) Be located on a geologic unit or soil that is unstable, or that would become unstable as a result 
of the project, and potentially result in ground subsidence? 

 
Other Geologic Hazards 

a) Geologic hazards, such as seiche, mudflow, or volcanic hazard? 
 
Slopes 

a) A change topography or ground surface relief features? 
b) Create cut or fill slopes greater than 2:1 or higher than 10 feet? 
c) Result in grading that affects or negates subsurface sewage disposal systems? 
 

Soils 
a) Result in substantial soil erosion or the loss of topsoil? 
b) Be located on expansive soil, as defined in Section 1803.5.3 of the California Building Code 

(2022), creating substantial direct or indirect risks to life or property? 
 

 
1  Updated Geotechnical Report, Equestrian Estates Development, Petra Geosciences, April 13, 2022 
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c) Have soils incapable of adequately supporting use of septic tanks or alternative waste water 

disposal systems where sewers are not available for the disposal of waste water? 
 

Wind Erosion and Blowsand from project either on or off site. 
a)  Be impacted by or result in an increase in wind erosion and blowsand, either on or off site? 
 

 
 

2.9.3 Regulatory Framework 
Federal  
 
No federal regulations are associated with geology and soils that are applicable to the proposed Project. 
 
State  
 
Alquist-Priolo Earthquake Fault Zoning Act 
The Alquist-Priolo Earthquake Fault Zoning Act was enacted in 1972 to mitigate the hazard of surface 
faulting. The main purpose of the Act is to prevent the construction of structures used for human 
occupancy on the surface trace, the line delineating the fault on the earth’s surface, of active faults. Fault 
zones are mapped in the California Geological Survey (CGS) Special Publication 42. The scope of the 
Act is specifically focused on fault rupture, and does not address other hazards related to seismic activity.  
 
Seismic Hazards Mapping Act (SHMA) 
The SHMA was enacted in 1990 through Public Resources Code, Chapter 7.8, Section 2690 to 2699.6. 
Like the Alquist-Priolo Act, the SHMA aims to reduce damage resulting from earthquakes. However, while 
the Alquist-Priolo Act addresses fault rupture specifically, the SHMA addresses other seismic hazards, 
such as strong ground shaking, landslides, and liquefaction. Under the SHMA, the State Geologist is 
responsible for identifying and mapping seismic hazards. The CGS Special Publication 117 establishes 
guidelines, adopted by the State Mining and Geology Board, for evaluating seismic hazards other than 
surface faulting. 
 
Permit review is the primary mechanism through which the SHMA is implemented. The Act prohibits cities 
and counties from issuing development permits for sites within a Seismic Hazard Zone until adequate 
project-specific geological/geotechnical investigations have been conducted and adequate mitigation 
measures have been incorporated into the project plans.  
 
California Code of Regulations – Seismic Hazards Mapping 
Title 14, Division 2, Chapter 8, Article 10 of the CCR establishes regulations to govern the exercise of 
city, county, and state agency responsibilities to identify and map seismic hazards and to mitigate seismic 
hazards to protect public health and safety in accordance with the SHMA (Public Resources Code Section 
2690).  
 
California Building Code (CBC) 
Enacted through California Code of Regulations Title 24, Part 2, the California Building Code regulated 
the design, construction, quality of materials, use/occupancy, location, and maintenance of all buildings 
in its jurisdiction. The CBC establishes minimum standards related to the strength and stability of 
buildings to safeguard public health and safety. Part 2, page xxi of the CBC establishes earthquake 
design requirements, through which projects are assigned a Seismic Design Category based on 
considerations such as the structure’s occupancy category, the site class, soil classifications, and various 
seismic coefficients. 
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California Civil Code – Natural Hazards Disclosure Act 
Established through California Civil Code Section 1103, the Natural Hazards Disclosure Act requires that 
real estate sellers and brokers disclosure if a subject property is located in on or more of the following: 
Special flood hazard area, very high fire severity zone, wildfire zone, earthquake fault zone, and/or 
seismic hazard zone.   
 
Regional and Local 
 
Riverside County Ordinances 

- Ordinance No. 457: Riverside County Building and Fire Codes 
- Ordinance No. 547: Implementation of the Alquist-Priolo Earthquake Fault Zoning Act 
- Ordinance No. 484: Control of Blowing Dust 

 
Riverside County General Plan2 
Chapter 6, Safety Element, of the Riverside County General Plan addresses the issue of protection of its 
people from unreasonable risks associated with natural disasters, e.g., fires, floods, and earthquakes. 
The Safety Element of the General Plan contains policies that emphasize seismic safety issues because 
seismic events present the most widespread threat of devastation to life and property.  
 
Within the Riverside County General Plan, policies S-2.1 to S-2.20 of the Safety Element address Seismic 
and Geologic Hazards, and policies AQ-15.1 to AQ-17.11 of the Air Quality Element address particulate 
matter. The following policies set forth in the Riverside County General Plan are applicable to the 
proposed Project in terms of geology and soils:  
 

- Fault Rupture 
o S 2.1: Minimize fault rupture hazards through enforcement of Alquist-Priolo Earthquake 

Fault Zoning Act provisions and the following: 
§ A) Require geologic studies or analyses for critical structures, lifelines, high-

occupancy, schools, and high-risk structures, within 0.5 miles of all Quaternary to 
historic faults shown on the Earthquake Fault Studies Zones map. The County 
geologist shall review and make recommendations based on the results to reduce 
the potential risk.  

§ B) Request geologic trenching studies within all designated Earthquake Fault 
Studies Zones, unless adequate evidence, as determined by the Riverside County 
Geologist, is accepted. The County of Riverside may request geologic trenching 
of non-zoned faults for especially critical or vulnerable structures or lifelines.  

§ C) Require that infrastructure systems, such as energy, communications, and 
transportation infrastructure be designed to resist, without failure to the extent 
feasible, their crossing of a fault, should fault rupture occur.  

 
- Seismically-Induced Liquefaction, Landslides, and Rock Falls 

o S 2.2 Request geological and geotechnical investigations in areas with potential for 
earthquake-induced liquefaction, landslides, or settlement, for any building proposed for 
human occupancy and any structure whose damage would cause harm, except for 
accessory structures/buildings, as determined by County officials. Any studies or surveys 
should be prepared/completed by a state-licensed professional.  

 

 
2  Riverside County General Plan Update GPA No. 960 and Eastern Coachella Valley Area Plan, 2015, 

Amended. 
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o S 2.4 Request that engineered slopes be designed to resist seismically-induced failure as 
appropriate. For lower-risk projects, this may include requiring slope design to be based 
on pseudo-static stability analyses using soil engineering parameters that are established 
on a site-specific basis. For high-risk projects, appropriate standards may include requiring 
the stability analyses to factor in the intensity of expected ground-shaking, using a 
Newmark-type deformation analysis or other analyses as appropriate.  

o S 2.5 Request that cut-and-fill transition lots appropriately mitigate the potential of 
seismically-induced differential settlement, including through using over-excavation and 
other techniques as required by geotechnical, soils, and grading requirements.  

o S 2.6 Request structures in liquefaction and slope instability hazard zones to mitigate the 
potential of seismically-induced differential settlement through appropriate techniques as 
determined by geotechnical studies, including a 100-percent maximum variation of fill 
depths as warranted.  

- Landslides, Rockfalls, and Debris Flows 
o S 2.8 Request the following in landslide potential hazard management zones, or when 

deemed necessary for compliance with the California Environmental Quality Act (CEQA), 
prior to the issuance of development permits or approval of project designs 

§ A) Preliminary geotechnical and geologic investigations, including certification 
regarding the stability of the site against adverse effects of earthquake and 
subsidence.  

§ B) Evaluations of site stability, including any possible impact on adjacent 
properties.  

§ C) Consultant reports, investigations, and design recommendations required for 
grading permits, building permits, and subdivision applications, shall by prepared 
by state-licensed professionals.  

o S 2.9 Require new development in areas prone to geologic hazards (e.g., landslides, steep 
topography) to be adequately mitigated against these hazards, as feasible. Any 
development in hillside areas should prepared drainage plans to direct runoff and drainage 
away from potentially unstable slopes. New developments should incorporate hillside 
design techniques and features to mitigate and support slope stability.  

o S 2.10 Identify and request mitigation of on-site slope instability, debris flow, and erosion 
hazards on lots undergoing substantial improvements, particularly during the entitlement 
or permitting process.  

o S 2.11 Request grading plans, environmental assessments, engineering and geologic 
technical reports, irrigation and landscaping plans, including ecological restoration and 
revegetation plans, as appropriate, to ensure the adequate demonstration of a project’s 
ability to mitigate the potential impacts of slope and erosion hazards and loss of native 
vegetation.  

- Subsidence and Expansive and Collapsible Soils 
o S 2.15 Request geotechnical studies within documented subsidence zones, as well as 

zones that may be susceptible to subsidence, prior to the issuance of development 
permits. Within the documented subsidence zones of Coachella, San Jacinto, and 
Elsinore Valleys, the studies should address the potential impact on the project and 
provide adequate and acceptable mitigation measures.  

- Wind Erosion 
o S 2.18 Request studies that assess the potential of this hazard on proposed 

development within “High” and “Very High” wind erosion hazard zones and request 
appropriate mitigation to wind erosion hazards prior to the issuance of development 
permits. 

o S 2.20 Request buildings to be designed to resist wind loads as appropriate for their 
form and location.  
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Eastern Coachella Valley Area Plan 
The following policies set forth in the Eastern Coachella Valley Area Plan area applicable to the proposed 
Project: 

ECVAP 20.1: Protect life and property from seismic-related incidents through adherence to the 
Seismic Hazards section of the General Plan Safety Element.  
 

ECVAP 22.1: Minimize damage from and exposure to wind erosion and blowsand through 
adherence to the Slope and Soil Instability section of the General Plan Safety Element. 
 

ECVAP 22.2: Require protection of soil in areas subject to wind erosion or blowsand. Mitigation 
measures that may be required include, but are not limited to, windbreaks, walls, fences, 
vegetative groundcover, rock, other stabilizing materials, and installation of an irrigation system 
or provision of other means of irrigation. 
 

ECVAP 22.3: Control dust through the policies of the Particulate Matter section of the General 
Plan Air Quality Element.  

 
 

2.9.4 Environmental Setting 
 
Regional Geologic Setting  
The proposed Project is located in the southeast portion of the Coachella Valley, which is a rift valley 
associated with the San Andreas Fault System in Southern California. The valley is located in the 
northwestern portion of the Salton Trough, a tectonic depression roughly 130 miles long and 70 miles 
wide that extends from the San Gorgonio Pass to the Gulf of Mexico. Tectonically, the valley is a deep 
fault graben formed by tectonic movement along the San Andreas Fault (SAF)3, a continental transform 
fault that extends roughly 808 miles through California. SAF forms the tectonic boundary between the 
Pacific and North American tectonic plates, which are sliding past one another at a rate of about 16 to 30 
millimeters per year depending upon the model.4  It is a complex strike-slip fault that represents a 
continuous zone of faulting from the San Francisco area to the Salton Sea. Motion accommodated by 
the fault zone is distributed along a complex system of interrelated faults.5  
 
Approximately 70% of the movement between these plates is accommodated by the San Andreas Fault, 
which crosses the easterly portion of the Coachella Valley.6 Given its proximity to this and other active 
and potentially active faults, the composition of underlying soils, the presence of strong sustained winds, 
and steep and rugged mountains, the region is highly susceptible to seismic and other geologic forces. 
These issues are further addressed below and in the Geotechnical Report prepared for the Project, 
Appendix E. 7 
 
Regional Soils and Surficial Rocks 
Coachella Valley is bounded by the San Bernardino Mountains on the north and northeast, Santa Rosa 
and San Jacinto Mountain Range on the southwest and west. Together the San Jacinto and Santa Rosa 
Mountains form the Peninsular Ranges Province and is classified as Mesozoic granite and first exposed 
95± million years ago. San Jacinto Mountain Range is traversed by San Jacinto Fault zone.  
 

 
3    Alles, D. L. (2012). Geology of the Salton Trough. 
4  “Technical Background Report to the Safety Element of the General Plan for Coachella,” Earth Consultants 

International, Inc. 2014. Note that the Project Petra Study (2022) (Appendix E, cites a slip rate of 20 mm/yr. 
5  Hill, M. L., & Dibblee, T. W. (1953). San Andreas, Garlock, and Big Pine faults, California a study of the 

character, history, and tectonic significance of their displacements. Geological Society of America Bulletin, 
64(4), 443-458. 

6  Ibid. 
7  Op. cit. Petra 2022 
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Regional soils range from bedrock and rocky outcrops within the mountains bordering the valley to coarse 
gravels of mountain canyons and recently laid fine- and medium-grained alluvial (stream deposited) and 
aeolian (wind deposited) sediments on the central valley floor. Sediments from the bounding mountain 
ranges are carried into and across the Coachella Valley through numerous seasonal streams. The 
Whitewater River and its extension the Coachella Valley Stormwater Channel are the master drainage 
for the valley, which generally flows northwest to southeast. Episodic flooding of major regional drainages 
results in the deposition of sand and gravel on the valley floor. 
 
Faults  
In the region, there are numerous earthquake-producing faults, including the San Andreas Fault Zone 
(that includes the San Gorgonio Pass Thrust Fault and sub-parallel fault strands of Mission Creek, San 
Gorgonio, and Banning Faults)8, San Jacinto Fault Zone (e.g., Buck Ridge Fault and Clark Fault)9, Pinto 
Mountain Fault, faults in the Eastern California Shear Zone (including the Burnt Mountain, Eureka Peak, 
and Pisgah-Bullion Mountain-Mesquite Lake faults)10, and the Elsinore Fault11. The nearest fault to the 
project site is the San Andreas Fault, which is located approximately 6 miles northeast of the Project 
planning area, and capable of generating magnitude 7.34± earthquakes. The network of the faults in the 
region is broadly classified as: San Andreas Fault Zone and San Jacinto Fault Zone, and is discussed 
below.  
 
San Andreas Fault Zone 
The San Andreas Fault Zone is the principal boundary between the Pacific and North American plates 
and locally has been divided into several segments. This fault is considered the master fault in Southern 
California because it has frequent, large earthquakes and controls the seismic hazards of the area. In 
the vicinity of Riverside County, the San Andreas Fault Zone Coachella Valley segment is of primary 
relevance to the project.12 Additional information on the local portion of the San Andreas Fault Zone is 
provided below. 
 
The Coachella segment of the San Andreas Fault extends 71 miles from approximately the Salton Sea 
to the San Gorgonio Pass. The Coachella segment of the San Andreas Fault generally parallels the All-
American Canal, northeast of the project site13.  
 
Co-seismically-triggered surface displacements and creep caused by historical regional earthquakes 
have occurred on the Coachella segment of the San Andreas fault following the April 23, 1992 Joshua 
Tree and June 28, 1992 Landers earthquakes, and the July 8, 1986 North Palm Spring earthquake.14 
 

 
8  Sieh, K., & Williams, P. L. (1990). Behavior of the southernmost San Andreas fault during the past 300 

years. Sharp, R. V. (1967). San Jacinto fault zone in the Peninsular Ranges of southern 
California. Geological Society of America Bulletin, 78(6), 705-730. 

9. Ibid. 
10  Frankel, K. L., Glazner, A. F., Kirby, E., Monastero, F. C., Strane, M. D., Oskin, M. E., ... & Coleman, D. S. 

(2008). Active tectonics of the eastern California shear zone. Field Guides, 11, 43-81. 
11  D. W., & Richards, G. (1988). such as the Elsinore-Whittierfault system and the Newport-Inglewood fault 

zone, which strike subparallel to the San Andreas fault. The strike-slip faults are typically well. 
12  Natural Hazard Mapping, Analysis, and Mitigation: a Technical Background Report in Support of the Safety 

Element of the New Riverside County 2015 General Plan, prepared by Earth Consultants International on 
August 2000. 

13  Preliminary Geotechnical Investigation, Approximately 2200-Acre La Entrada Project (Preliminary 
Geotechnical Investigation), Petra Geotechnical, Inc. April 15, 2013 

14  Ibid. Fumal, T. E., Rymer, M.J., Seitz, G.G. (2002). "Timing of large earthquakes since A.D. 800 on the 
Mission Creek strand of the San Andreas fault zone at Thousand Palms Oasis, near Palm Springs, 
California." Bulletin of the Seismological Society of America v. 92(no. 7): p. 2841-2860.  
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The most recent surface-rupturing earthquake on the Coachella segment of the San Andreas Fault likely 
occurred in the late 1600’s. Prior to that, apparently five such “paleo earthquakes” occurred on the 
Coachella segment in about A.D. 825, 982, 1231, 1502, and 1680 based on a trenching study at 
Thousand Palms Oasis. These data indicate that the average repeat time for surface-rupturing 
earthquakes on the Coachella-Indio segment of the San Andreas fault is approximately 215 (±25) years, 
and that the last surface-rupturing event occurred approximately 325 years ago.15 This segment has not 
produced any large surface-rupturing earthquakes in historic times. This fault segment has the potential 
to generate a magnitude 7.2 earthquake and peak ground accelerations in the Coachella/Thermal area 
greater than 0.5g.16 
 

2.9.5 Existing Conditions 
 
Regional Geology 
The Project is located in the eastern portion of the Coachella Valley, in Southern California and situated 
in the Salton Trough, within a portion of the Colorado Desert Geomorphic Province. The Coachella Valley 
is a rift valley in the northwestern portion of the Salton Trough, a tectonic depression roughly 130 miles 
long and 70 miles at its widest, extending from the San Gorgonio Pass to the Gulf of Mexico. Tectonically, 
the valley is a deep, sediment-filled fault graben formed by tectonic movement along the San Andreas 
Fault, a continental transform associated with the faults forming the margin between the Pacific and North 
American tectonic plates. The “pull-apart” oblique strike-slip motion between these two tectonic plates 
formed the Salton Trough.  
 
Regional Faulting and Seismicity  
The Pacific and North American tectonic plates continue to slide past one another at a rate locally 
estimated at 16 to 20 mm/yr., and elsewhere as high as 50± millimeters per year. The motion 
accommodated by this strike-slip fault zone, which runs from the San Francisco area to the Salton Sea, 
is distributed along a complex network of interrelated faults.  
 
At least two active branches of the San Andreas Fault Zone pass northwest/southeast through the valley 
and occur within 5.5 miles of the site. The Project planning area could be significantly affected by faulting 
along the San Andreas Fault Zone; however, the segment of the San Andreas Fault in the Project area 
has not produced any large surface-rupturing earthquakes in historic times.  
 
This segment has the potential to generate a 7.2 magnitude earthquake and peak ground accelerations 
in the Coachella/Thermal area greater than 0.5g. Site specific seismic modeling was conducted for the 
Project site, based on a 7.34 magnitude earthquake and with resulting in peak ground accelerations of 
0.612g and 0.734g based on site specific conditions.17  
 
By 2045, the SAF has a 24.21% chance of producing an earthquake with a magnitude of 6.7 of greater, 
a 21.29% chance of producing an earthquake with a magnitude of 7.0 of greater, and an 11.62% change 
of generating an earthquake of 7.5 of greater. (Riverside County Safety Element, Table 1).  
 
Despite the region’s potential for severe seismic activity, earthquakes in the Coachella Valley region have 
been infrequent and mostly of small magnitude in historic times. The largest historic earthquake in the 
Project area was the Magnitude 7.3 Landers earthquake in 1992. This earthquake and associated 
aftershocks occurred approximately 34 miles northwest of the Project site.  

 
15  Ibid.  
16   Ibid.  
17  Op. cit., Petra 2022. Based on Site Class F which identifies soils vulnerable to failure or collapse under 

seismic loading or other susceptible soil conditions (see Table 20.3-1 of the American Society of Civil 
Engineers, Standard 7-10). 
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Soils/Sediments 
The Coachella Valley is an erosion-filled depression bound by the San Jacinto and Santa Rosa 
Mountains to the west and southwest, the San Bernardino Mountains to the north, and the Little San 
Bernardino Mountains to the northeast, and the Mecca Hills and Orocopia Mountains to the east. The 
Salton Trough, part of which is below sea level, has progressively been filling with sediments eroded from 
the surrounding mountains, and sediments deposited by the periodic intrusion of the Colorado River into 
the valley from southeast. Valley sediments are estimated to form a 3 to 4-mile thick deposit in the Salton 
Trough.  
 
On-Site and Surrounding Soils 
The Project site and surrounding areas are underlain by geologically young (late-Quaternary) alluvial 
deposits. These soils are described as generally consisting of unconsolidated, very fine-grained sand 
and silty sand. According to the National Resources Conservation Service Web Soil Survey, the primary 
soil types on the subject property area Indio fine sandy loam, wet (38.5%), Indio very fine sandy loam, 
wet (32.2%), and Gilman fine sandy loam with 0 to 2 percent slopes (19.7%). Indio series soils are very 
deep, well or moderately well drained soils formed in alluvium derived from mixed rock sources. Indio 
soils are on alluvial fans, lacustrine basins and flood plains. Gilman series soils are very deep, well 
drained soils that formed in stratified stream alluvium. Gilman soils are on flood plains and alluvial fans.  
 
Soils Wind Erosion 
The subject property and surrounding lands are identified as having a high potential for strong winds and 
associated soil erosion. When barren sand or sandy loam soils are exposed to high wind in the absence 
of moisture, wind erosion can occur. For each specific soil type and surface condition, there is a minimum 
“threshold velocity” required to move soil particles, which is also dependent upon the particle size, the 
cloddiness of the particles, and the wind velocity itself. While soil can be blown away at virtually any 
height, the majority (over 93 percent) of soil movement takes place at or within one meter (3 feet) of the 
ground surface. The site is currently in active cultivation and the full expanse of the site is periodically 
without vegetation between crop rotations. Removal of surface vegetation and its stabilizing effects 
causes disruption of soil formations and compaction, and the disturbance of the stabilizing and wind-
breaking effects of dunes, can all lead to increased wind erosion. 
 
Subsidence 
Ground subsidence is the gradual settling or sinking of the ground surface with little or no horizontal 
movement. During this process, water contained in subsurface clay layers is squeezed out, and the clay 
is compacted by the weight of overlying sediments. Subsidence can result in structural damage to 
structures that are sensitive to slight changes in elevation, such as larger buildings, canals and channel 
lining, and wells.  
 
In the Coachella Valley, subsidence is primarily associated with long-term groundwater extraction, 
although it may also be induced by strong seismic groundshaking. Regional subsidence is most likely to 
occur in the central and southeasterly portions of the valley, which are underlain by numerous clay layers 
that separate water-producing zones.18 Land at or near the valley margins is also particularly susceptible 
to subsidence. The subject site is not located within an area of know subsidence associated with fluid 
(groundwater or petroleum) withdrawal, peat oxidation or hydroconsolidation; therefore, the potential for 
subsidence is low. 
 
 
 

 
18  “Coachella Valley Water Management Plan,” Coachella Valley Water District, January 2012. 
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Expansive Soils 
Expansive soils contain significant amounts of clay particles and, therefore, have the ability to give up 
(shrink) or take on (swell) water. When swelling occurs, the soils can exert significant pressure on 
structures (e.g., buildings, channel linings and other structures) built upon them. Based on the soil 
conditions described above, the soils on site are considered Very Low in expansion potential.19  
 
Collapsible Soils 
Based upon the soils analyses conducted on-site, these soils are expected to have an average shrinkage 
factor estimated at 19 to 25 percent when excavated on-site soils are replaced as properly compacted 
fill.  
 
Groundwater and Liquefaction 
Seismically induced liquefaction is the loss of soil strength caused by a sudden increase in pore water 
pressure after an earthquake, particularly as a result of strong ground shaking. Loose sands and gravels 
have a higher risk of liquefaction. Liquefaction occurs when strong seismic shaking of a saturated sand 
or silt causes intergranular fluid (porewater) pressures to increase to levels where grain-to-grain contact 
is lost, and material temporarily behaves as a viscous fluid. Liquefaction can cause settlement of the 
ground surface, loss of bearing, settlement and tilting of structures, flotation and buoyancy of buried 
structures and fissuring of the ground surface. A common surface expression of liquefaction is the 
formation of sand boils, short-lived fountains of soil and water that emerge from fissures or vents and 
leave freshly deposited mounds of sand or silt on the ground surface.  
 
On-site conditions, including near surface soil type and density, as well as current and historic 
groundwater level, suggest a potential for liquefaction during a design-level earthquake. A review of 
limited groundwater level data available on the California Department of Water Resources website for a 
nearby monitoring well (CASGEM Well ID 51659, located approximately 1 mile southeast of the Project 
site) indicates that high ground water for this area, within the timespan recorded for the well, is 
approximately 10 feet below ground surface. The Project is mapped in a “High” Liquefaction Zone in the 
ECVAP due to the shallow groundwater and susceptible sediments. 
 
Seiches and Tsunamis 
The subject property is located east of the east margin of the Santa Rose Mountains on the valley floor. 
The site is not located near any body of water that could be subject to seiching or cause associated 
flooding in the area. Neither is the site in proximity of any volcanic or related hazard area, being located 
approximately 40 miles northwest of the Salton Sea volcanic region where cinder cone, mud pots, and 
other signs of volcanic and magmatic hazards are known to exist. Neither is the subject property subject 
to mud flows associated with unstable unconsolidated slopes in or areas of steep slopes denuded by fire. 
 
CVWD Middleton Reservoir 7802-1 Site  
As noted, the Project includes the construction of a 5-millon-gallon water reservoir pursuant to the 
requirements of CVWD at the existing CVWD Middleton Reservoir site, which was developed by CVWD 
in 2004 with the installation of the first reservoir. The CVWD Middleton Reservoir 7802-1 site located 2.4± 
miles southwest of the Project site. CVWD evaluated soils and geotechnical conditions at the site prior 
to its development. There are no known geotechnical constraints that would prevent the construction of 
the Project’s 5-million-gallon tank. 
 
 
 

 
19  Op. cit. Petra 2022. 
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2.9.6 Project Impacts 
 
The following analysis is based, in part, on a Geotechnical Report prepared for the Project by Petra 
Geosciences, Inc. (Petra) and a variety of other soils and geotechnical reports. The project-specific 
geotechnical report included the analysis of field data and provides conclusions and recommendations 
for the grading, design, and construction of the proposed Project, in conformance with the 2019 California 
Building Code. The scope of Petra’s review and analysis included pertinent literature and maps, an 
engineering and geologic analysis of data from the field investigation and laboratory testing, as well as 
seismic hazard and liquefaction analyses (see Appendix E). The following discussions analyse a wide 
range of geotechnical areas of concerns. 
 
Would the Project directly or indirectly cause potential substantial adverse effects, including the risk of 
loss, injury or death involving:  
 
Alquist-Priolo Earthquake Fault Zone or County Fault Hazard Zones 

a) Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo 
Earthquake Fault Zoning Map issued by the State Geologist for the area or based on other 
substantial evidence of a known fault? 

 
The Project site is not located within or in proximity to an Earthquake Fault Zone, nor are any other active 
or potentially active faults located in proximity of the subject property. No active faults are known to project 
through the subject property; however, the San Andreas Fault is located approximately 5.5 miles 
northeast of the Project site. The associated surface projection of this fault system is less than 9.5 miles 
from the Project and is capable of generating a magnitude 6 or larger event, as discussed further below. 
Given the proximity of the Project to active faults, moderate to severe grounds shaking is a hazard. 
However, impacts from fault-related ground rupture are not anticipated due to the subject property’s 
distance from active faults and location outside of any Alquist-Priolo Fault Zone. Therefore, the Project 
site would not be subject to rupture of an on-site fault. 
 
CVWD Middleton Reservoir 7802-1 Site  
The CVWD Middleton Reservoir 7802-1 site located 2.4± miles southwest of the Project site. CVWD 
evaluated soils and geotechnical conditions at the site prior to its development. There are no known 
geotechnical constraints that would prevent the construction of the subject 5-million-gallon tank. Impacts 
from fault-related ground rupture are not anticipated due to the reservoir’s distance from active faults (9± 
miles) and location outside of any Alquist-Priolo Fault Zone. Therefore, the reservoir site would not be 
subject to rupture of an on-site fault. 
 
Liquefaction Potential Zone  

a) Subject to strong seismic-related ground failure, including liquefaction? 
 
As noted above, liquefaction is a potentially destructive secondary effect of strong ground shaking that 
has a high potential of occurring on the Project site. Ground shaking can cause soils to behave like a 
liquid, venting excess water pressure upwards through fissures and soil cracks, potentially resulting in a 
water-soil slurry to flow onto the ground surface. Site conditions, including surface soil types and density, 
as well as the current and historically high groundwater level (10± feet), indicate a high potential for 
liquefaction during a local earthquake and associated strong ground shaking. 
 
In addition to the settlement of wet, sandy deposits during liquefaction, seismic-related ground failure can 
also take the form of dry sand settlement. Table 2.9-1, below, shows the estimated liquefaction and dry 
sand settlement potential for the Project site.  
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Table 2.9-1 
Total On-Site Seismic Settlement 

CPT Sounding 
Number 

Estimated 
Liquefaction 

Settlement, in. 

Estimated Dry Sand 
Settlement, in. 

Total Combined Dry 
Sand & Liquefaction 

Settlement, in. 
CPT-1 1.00 0.25 1.25 
CPT-2 1.10 0.25 1.35 
CPT-3 1.10 0.25 1.35 
CPT-4 1.30 0.25 1.55 
CPT-5 0.80 0.25 1.05 
CPT-6 1.25 0.25 1.50 
CPT-7 1.20 0.25 1.45 
CPT-8 1.10 0.25 1.35 

Source: Geotechnical Report prepared for the Project by Petra Geosciences, Inc.  
 
Table 2.9-1 indicates that total free-field liquefaction settlement would range from 0.25 to 1.50 inches, 
with differential settlement estimated to be on the order of 1 inch over a span of 40 feet. According to the 
Project geotechnical report, liquefaction settlement can typically be mitigated by structural methods when 
total settlements are less than four inches. Given the seismic settlement range estimated for the Project, 
as shown in Table 2.9-1, including the relative uniformity of the settlements over a relatively large 
distance, deep ground improvements or other seismic related mitigations are not necessary for the 
Project. With the implementation of mitigation measures (GEO-2 and GEO-5), impacts due to liquefaction 
will be less than significant.  
 
CVWD Middleton Reservoir 7802-1 Site  
The CVWD Middleton Reservoir 7802-1 site is located at an elevation of approximately 61 feet above 
sea level on the lower slopes of the Martinez Canyon alluvial fan. The reservoir site is 2.4± miles 
southwest of the Project site. CVWD evaluated soils and geotechnical conditions, including the potential 
for liquefaction, at the site prior to its development. The site is located well above groundwater levels and 
approximately nine miles from the closest active fault (San Andreas). There are no known geotechnical 
constraints that would prevent the construction of the subject 5-million-gallon tank. Impacts from 
liquefaction are not anticipated. Therefore, the reservoir site would not be subject to a significant 
liquefaction hazard. 
 
Ground-shaking Zone 

a) Be subject to strong seismic ground shaking? 
 

As a result of its proximity to fault zones and the characteristics of the site’s subsurface soils, the planning 
area can be expected to experience strong ground shaking during its lifespan. As noted in Section 2.9.5, 
above, the Project site and planning area have a high potential of strong ground shaking associated with 
a major earthquake on a local fault. For purposes of analysis, Petra assumed an earthquake on the local 
branch of the San Andreas Fault. A moment magnitude earthquake of 7.34 and ground acceleration of 
0.73 g were assumed based on the results of a seismic hazard analysis conducted for the Project site. 
Therefore, a major earthquake on nearby faults could expose people and structures to risks associated 
with strong seismic ground shaking.  
 

The Project geotechnical report sets forth a wide range of recommendations regarding grading and soils 
engineering, and foundation and building design and construction methods that can effectively reduce 
the effects of strong ground shaking and increase the integrity of building and other structures during 
such events. Implementation of mitigation measures GEO-1 – GEO-13 set forth below, and adherence 
to detailed technical recommendations set forth in the geotechnical report will further ensure that impacts 
will be less than significant.  
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CVWD Middleton Reservoir 7802-1 Site  
The CVWD Middleton Reservoir 7802-1 site located at an elevation of approximately 61± feet above sea 
level on the lower slopes of the Martinez Canyon alluvial fan and can be subject to strong ground shaking 
from a nearby earthquake during its lifespan. CVWD evaluated soils and geotechnical conditions, 
including the potential for strong ground shaking, at the site prior to its development. There are no known 
geotechnical constraints that would prevent the construction of the subject 5-million-gallon tank. Impacts 
from strong ground shaking are expected to be less then significant with proper seismic design. 
Therefore, the Project reservoir would not be subject to a significant ground shaking hazard. 
 
Landslide Risk 

a) Be located on a geologic unit or soil that is unstable, or that would become unstable as a 
result of the project, and potentially result in on- or off-site landslide, lateral spreading, 
collapse, or rockfall hazards? 

 
The subject property has generally flat topography, with a mild gradient consistent with the area-wide 
agricultural drain system that directs flows to the southeast. This topography is not prone to landslides or 
rockfall hazards. Lateral spreading is the tendency of liquefied soil to move, either downslope or toward 
an open face such as a channel. Lateral spreading is not a likely occurrence on the subject site because 
it is relatively flat and potentially associated impacts will be less then significant.  
 
Site development may result in temporary excavations varying up to a depth of approximately 8 feet, with 
limited but potentially deeper localized removes. Based on the physical properties of the onsite soils, 
temporary excavations exceeding 4 feet in heigh could collapse and should be cut back based on the 
stability of the temporary slopes. Applicable requirements of the California Construction and General 
Industry Safety Orders, the Occupational Safety and Healthy Act of 1970, and the Construction Safety 
Act are prescribed in the project geotechnical report.  
 
Given the relatively flat topography of the Project site, the risk of landslide, lateral spreading, collapse, or 
rockfall hazards is less than significant.  
 
CVWD Middleton Reservoir 7802-1 Site  
The CVWD Middleton Reservoir 7802-1 site located at an elevation of approximately 61± feet above sea 
level and graded into the lower slopes of the Martinez Canyon alluvial fan. The reservoir site proper is 
essentially flat and is surrounded by an earthen berm designed for stability during seismic events; this 
berm will be shifted 35± feet to the north to accommodate the new 5 mg reservoir. CVWD evaluated soils 
and geotechnical conditions, including the potential for slope failure and landslides. Lateral spreading is 
not a likely occurrence on the reservoir site and potentially associated impacts will be less then significant. 
There are no known geotechnical constraints that would prevent the construction of the subject 5-million-
gallon tank on this already engineered and partially developed reservoir site. Impacts from slope failure 
ort landslides are expected to be less then significant.  
 
 
Ground Subsidence 

a) Be located on a geologic unit or soil that is unstable, or that would become unstable as a 
result of the project, and potentially result in ground subsidence? 

 
This hazard is associated with the gradual settling or sinking of the ground surface with little or no 
horizontal movement and can result in soils compacted by the weight of overlying sediments. Subsidence 
can result in structural damage to structures that are sensitive to slight changes in elevation, such as 
larger buildings, canals and channel lining, and wells. It should be noted that the subject site is not located 
within an area of know subsidence associated with groundwater withdrawal or hydroconsolidation; 
therefore, the potential for subsidence is considered to be low. 
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The Project geotechnical report estimates an average shrinkage factor of 19 to 25 percent when 
excavated on-site soils are replaced as properly compacted fill. Subsidence of 0.15 to 0.25 feet may 
occur when exposed bottom surface in soil removal areas are scarified and re-compacted. With the 
implementation of mitigation measures GEO-1 through GEO-13, and by following grading, excavation, 
and recompaction protocols prescribed in the project geotechnical report, impacts related to soil 
subsidence and shrinkage will be less than significant. 
 
CVWD Middleton Reservoir 7802-1 Site  
The CVWD Middleton Reservoir 7802-1 site located at an elevation of approximately 61± feet above sea 
level and graded into the lower slopes of the Martinez Canyon alluvial fan. The developed reservoir site 
is not located on an unstable geologic unit or soils, but rather on alluvial sands and gravels of the Carsitas 
soils series, which are well-suited for the planned reservoir. There is no liquefaction hazard associated 
with the reservoir site and the construction of the required Project reservoir will not create such an 
instability. Impacts would be less than significant. 
 
Other Geologic Hazards 

a) Be subject to a geologic hazard, such as seiche, mudflow, or volcanic hazard? 
 
The Project site has been evaluated for other geotechnical conditions not previously discussed, including 
seiche, tsunamis, volcanoes or mud flows. As noted above, the subject property is not located near any 
body of water that could be subject to seiching or cause associated flooding in the area.  
 
Neither is the site in proximity of any volcanic or related hazard area, being located approximately 40 
miles northwest of the Salton Sea volcanic region where cinder cone, mud pots, and other signs of 
volcanic and magmatic hazards are known to exist. Neither is the subject property subject to mud flows 
associated with unstable unconsolidated slopes in or areas of steep slopes, including those that may 
have been denuded by fire. These conditions do not constitute a hazard to the Project site and potential 
impacts associated with a potential volcanic hazard, seiche, mudflows or other geologic hazards will be 
less than significant. 
 
CVWD Middleton Reservoir 7802-1 Site  
The CVWD Middleton Reservoir 7802-1 site is located at an elevation of approximately 61± feet above 
sea level and has been graded into the lower slopes of the Martinez Canyon alluvial fan. The reservoir 
site is not located near any body of water that could be subject to seiching or cause associated flooding 
in the area. Neither is the site in proximity of any volcanic or related hazard area, being located 
approximately 40 miles northwest of the Salton Sea volcanic region where cinder cone, mud pots, and 
other signs of volcanic and magmatic hazards are known to exist. Neither is the reservoir site subject to 
mud flows associated with unstable unconsolidated slopes in or areas of steep slopes, including those 
that may have been denuded by fire. These conditions do not constitute a hazard to the reservoir site 
and potential impacts associated with a potential volcanic hazard, seiche, mudflows or other geologic 
hazards will be less than significant. 
 
Slopes 

a) A change in topography or ground surface relief features? 
b) Creation of cut or fill slopes greater than 2:1 or higher than 10 feet? 
c) Grading that affects or negates subsurface sewage disposal systems? 

 
The subject property is essentially flat with a mild gradient to the south and southeast, which is consistent 
with the area-wide agricultural drains system that serves the Project site and surrounding properties. The 
site topography indicates no threat of natural slope failures or landslides. However, the soils on-site are 
described as generally consisting of unconsolidated, very fine-grained and silty sand.  
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Trenches and excavations in such soils can result in failure of manufactured slopes if not properly 
designed and constructed. The Project geotechnical report sets forth guidance that, as mitigation 
measures GEO-1, 4, 7, 9, 12 and 10, will assure that changes in topography and manufacturing of slopes 
and excavation of trenches is carried out in a manner that ensures that potential impacts will be less than 
significant. 
 
The Project does not intend to create any significant changes in site topography. While some riding 
arenas may be graded to be approximately four feet below grade, any slopes manufactured on site will 
be of limited height and with slopes not exceeding a 2:1 slope.  
 
The Project does not propose the use of on-lot septic tanks with or without leech fields or seepage pits. 
The project will construct an on-site sewage collection system and a lift station that will connect the 
Project to the large gravity sewer line located in Avenue 62, which conveys local sewerage to the CVWD 
WRP-4 sewage treatment plant located three miles east of the Project site. Therefore, the Project will 
have no impact on on-site soils or their use for on-lot septic systems. 
 
CVWD Middleton Reservoir 7802-1 Site  
The CVWD Middleton Reservoir 7802-1 site was fully developed by 2004 at an elevation of approximately 
61± feet above sea level and graded into the lower slopes of the Martinez Canyon alluvial fan. No 
changes in reservoir site topography or surface relief will occur with construction of the Project reservoir; 
however, the existing 25-foot high earthen berm will be shifted north 35± feet to accommodate the new 
reservoir. Neither will its development result in the creation of new unstable slopes, as berm slopes will 
be shallow at 2:1 slope or less. Subsurface sewage disposal is not associated with the reservoir’s 
construction or operation. There will be less than significant effects associated with the development of 
the Project reservoir. 

 
 

Soils 
a) Result in substantial soil erosion or the loss of topsoil? 
b) Be located on expansive soil, as defined in Section 1803.5.3 of the California Building Code 

(2022), creating substantial direct or indirect risks to life or property? 
c) Have soils incapable of adequately supporting use of septic tanks or alternative waste 

water disposal systems where sewers are not available for the disposal of waste water? 
 
The subject and surrounding properties are located on the desert floor and have soils comprised primarily 
of fine sand and silt deposited by wind and water. These soils, when dry and exposed, have a high 
potential for wind erosion. All of the subject lands are currently in active cultivation, which involves 
periodic discing, vegetation clearing and other disturbance. When not in cultivation, these lands can be 
a substantial source of blowing sand and fugitive dust, resulting in an ongoing loss of topsoil.  
 
Development of the proposed Project will result in stabilization of on-site soils and greatly reduce soil 
erosion and associated loss of topsoil. During site construction, a County-approved dust control plan 
issued with grading permits will ensure that soils are stabilized and that blowing sand and dust will be 
effectively avoided and minimized.  
 
Once constructed, the Project will include large areas of open space, including riding arenas and horse 
pastures, that will be regularly maintained and exposed soils will be stabilized. Therefore, the Project will 
greatly reduce the potential for soil erosion and will have a less than significant impact on soil erosion 
and/or loss of topsoil.  
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Expansive soils contain significant amounts of clay particles and, therefore, have the ability to give up 
(shrink) or take on (swell) water. When swelling occurs, the soils can exert significant pressure on 
structures (e.g., buildings, channel linings and other structures) built upon them. Based on the soil 
conditions described above, the soils on site are considered Very Low in expansion potential.20 Soils on 
the subject property were tested by the Project geotechnical consultant. It was determined that the Project 
site has a very low potential for expansive soils, as defined in Section 1803.5.3 of the California Building 
Code (2022), and will not create a substantial direct or indirect risks to life or property. Impacts will be 
less then significant. 
 
As noted above, the use of on-lot septic tanks, with or without leech fields or seepage pits, is not 
proposed. The proposed on-site sewage collection system and a lift station will connect the Project 
existing CVWD facilities located in Avenue 62. Therefore, the Project will have no impact on on-site soils 
or their use for on-lot septic systems. 
 
CVWD Middleton Reservoir 7802-1 Site  
The CVWD Middleton Reservoir 7802-1 site was fully developed by 2004 at an elevation of approximately 
61± feet above sea level and graded into the lower slopes of the Martinez Canyon alluvial fan. The 
potential for significant soils erosion either during or following construction is considered low with site 
soils comprised of the Carsitas series and being comprised of course sand and gravels with a low 
expansion potential. Subsurface sewage disposal is not associated with the reservoir’s construction or 
operation. There will be less than significant effects associated with the development of the Project 
reservoir. 
 
 
Wind Erosion and Blowsand from project either on or off site. 

a) Be impacted by or result in an increase in wind erosion and blowsand, either on or off site? 
 

As discussed above, the subject property’s soils are comprised primarily of fine sand and silt that, when 
dry and exposed, have a high potential for wind erosion. While the site is located in an area with a high 
wind erosion potential, it is located well south of mapped blowsand hazard areas. The site is in active 
cultivation, which can be a substantial source of blowing sand and fugitive dust.  
 
Proposed development will stabilize on-site soils and greatly reduce soil erosion and associated loss of 
topsoil. A County-approved dust control plan will be issued with grading permits to ensure that soils are 
stabilized and that blowing sand and dust will be effectively avoided and minimized. Once constructed, 
the Project will be maintained and exposed soils will be stabilized. Therefore, the Project will significantly 
reduce the potential for soil erosion, will not contribute to a blowsand hazard and will have a less than 
significant impact associated with wind erosion. Impacts will be less than significant. 
 
CVWD Middleton Reservoir 7802-1 Site  
The construction of an additional reservoir on the Middleton site will involve shifting the existing earthen 
berm 35± feet north of its current location to accommodate the new reservoir. CVWD Middleton Reservoir 
7802-1 site was developed by 2004 at an elevation of 61± feet above sea level and graded into the lower 
slopes of the Martinez Canyon alluvial fan. The site is also surrounded and protected by an earthen berm 
that will remain intact and be modestly shifted north with the construction of the new reservoir. The 
potential for the reservoir construction to cause either substantial wind erosion or blowing sand is low 
and impacts will be less than significant.  
 
 

 
20  Op. cit. Petra 2022. 
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2.9.7 Mitigation Measures 
 
The proposed Project will not have a significant adverse on the environment and will not be significantly 
affected by geotechnical conditions that cannot be adequately addressed through project design and 
engineering, and standard construction management. These include implementation of the various 
design and remedial grading recommendations set forth in the Petra Geotechnical Investigation prepared 
for this project. Therefore, while specific mitigation measures are not required, the following measures 
are recommended to ensure that appropriate structural and geotechnical engineering are incorporated 
in final project design. 
 
General Mitigation Measures 
 
GEO-1 Earthwork and Grading 
 All earthwork and grading should be performed in accordance with all applicable requirements 

of the grading and excavation codes of the County of Riverside, and in compliance with all 
applicable provisions of the 2019 California Building Code (2019 CBC). Grading shall also be 
performed in accordance with the Petra Geotechnical Report.  

 

GEO-2 Liquefaction 
 Structural foundation designs and subsurface soil improvements shall be conducted as 

recommended in the Petra Geotechnical Investigation and based on the California Code of 
Regulations Volume 18, Title 14, Article 10, Section 3721[a]) to minimize liquefaction hazards. 
Such measures shall include but are not limited to overexcavation and hydrocompaction, 
other remedial grading, strengthening and deepening structural foundations. 

 

GEO-3 Geotechnical Observations and Testing 
 Prior to the start of earthwork, the owner, contractor and geotechnical consultant shall meet 

to discuss the work schedule and geotechnical aspects of the grading.  
 

GEO-4 Earthwork 
 Earthwork will generally entail removal and re-compaction of the near surface soils, and as 

appropriate shall be accomplished under full-time observation and testing by the Project 
geotechnical consultant. The geotechnical consultant shall, as appropriate, be present onsite 
during all earthwork operations to document placement and compaction of fills, as well as to 
document compliance with the other recommendations presented in the Petra Geotechnical 
Report. Fill materials shall be free of rocks or cobble larger than 8 inches. 

 

GEO-5 Ground Improvement 
Ground improvements consisting of removal and recompaction of loose, near surface soils, is 
required to minimize dynamic settlement of dry soils. Other methods may include deep 
dynamic compaction, additives to the soils, such as cement or fiber (e.g., nylon) and flooding 
of in-place loose granular soils, to increase the density of the resultant compacted fill and 
thereby removing or reducing to insignificant levels the tendency to settle under dynamic 
shaking. Deep foundation elements should also be considered, as determined by the project 
geologist, when effective at bypassing zones of loose sand subject to dynamic settlement. 
 

GEO-6 Demolition, Clearing and Grubbing 
 All existing structures, foundations, asphalt or concrete pavements, vegetation and 

subsurface utility installations throughout the site shall be demolished and removed from the 
site. Following demolition, clearing operations shall also include the removal of any remaining 
trash, debris, vegetation and similar deleterious materials including the root balls from any 
trees or other vegetation. Any cavities or excavations created upon removal of subsurface 
structures or inclusions shall be cleared of loose soil, shaped to provide access for backfilling 
and compaction equipment and then backfilled with engineered fill.  
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 The project geotechnical consultant shall provide periodic observation and testing services 
during final clearing and grubbing operations to document compliance with the above 
recommendations. In addition, should unusual or adverse soil conditions or unanticipated 
buried structures be encountered during grading that are not described in the Project 
Geotechnical Report, these conditions shall be brought to the immediate attention of the 
project geotechnical consultant for corrective recommendations. 

 
GEO-7 Undocumented Fill 
 Any existing undocumented fill and near surface native soils are considered unsuitable for 

support of proposed structures and should be removed to expose underlying competent 
alluvial materials as approved by the project geotechnical consultant. The estimated depth of 
removal of fill soils, if any, is recommended to be approximately 6 feet below the existing 
ground surface in proposed building areas, and 2 feet for local streets, alleyways and drives. 

 The actual depths and horizontal limits of soil removals and overexcavations shall be 
evaluated upon availability of the site grading plan and during grading on the basis of 
observations and testing performed by the project geotechnical consultant. Excavated soils, 
if free of deleterious materials, are considered acceptable for use as compacted fill. 

 
GEO-8 Dust Control/Soil Erosion Plan 
 All grading plans shall include a soil erosion prevention/dust control plan. Blowing dust and 

sand during grading operations shall be mitigated by adequate watering of soils prior to and 
during grading, and limiting the area of dry, exposed and disturbed materials and soils during 
these activities. To mitigate against the effects of wind erosion after site development, a 
variety of measure shall be provided including maintaining moist surface soils using chemical 
soil stabilizers or by other approved means. Project grading shall be conducted in strict 
compliance with the requirements of the SCAQMD and the Coachella Valley PM10 SIP. Also 
see Section 2.5: Air Quality. 

 
GEO-9 Graded Slopes 
 Unprotected, permanent graded slopes shall not be steeper than 3:1 (horizontal/vertical) to 

reduce wind and water erosion. Fill slopes shall be overfilled and trimmed back to competent 
material. Fill slope surfaces shall be compacted to 90% of the laboratory maximum dry density 
by either over-filling and cutting back to expose a compacted core, by approved mechanical 
methods and as otherwise recommended in the Petra Geotechnical Investigation.  

 
GEO-10 Site Drainage 
 Positive surface drainage shall be provided around buildings and within any planter areas to 

collect and direct all surface waters to an appropriate drainage facility as determined by the 
project civil engineer. The ground surfaces of planter and landscape areas that are located 
within 10 feet of building foundations should be sloped at a minimum gradient of 5 percent 
away from the foundations and towards the nearest area drains. The ground surface of planter 
and landscape areas located more than 10 feet away from building foundations may be sloped 
at a minimum gradient of 2 percent away from the foundations and towards the nearest area 
drains.  

 
 Concrete flatwork surfaces to be located within 10 feet of building foundations shall be inclined 

at a minimum gradient of one percent away from the building foundations and towards the 
nearest area drains. 

 
 Concrete flatwork surfaces that are located more than 10 feet away from building foundations 

may be sloped at a minimum gradient of 1 percent towards the nearest area drains.  
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 Surface waters should not be allowed to collect or pond against building foundations and 
within the level areas of the site. All drainage devices shall be properly maintained throughout 
the lifetime of the development. Future changes to site improvements, or planting and 
watering practices, shall not be allowed to cause over-saturation of site soils adjacent to the 
structures. 

 
 To maintain the integrity of local and regional groundwater level controls, a subsurface tile 

drain system shall be constructed or maintained to ensure that on-site groundwater levels are 
properly managed and maintained. 

 
GEO-11 Soil Erosion Protection 
 There shall be a cessation of grading activities during rainstorms or high wind events. As 

necessary, the project contractor shall install flow barriers and soil catchments (such as straw 
bales, silt fences, and temporary detention basins) during construction to control soil erosion.  

 
GEO-12 Imported Soils 
 Imported soils (if needed) shall be non-expansive, granular soils meeting USCS classifications 

of prescribed in the Petra Geotechnical Investigation. Imported fill shall be placed in maximum 
8-inch lifts (loose) and compacted to at least 90 percent relative compaction (ASTM D 1557) 
near optimum moisture content. 

 
GEO-13 Excavations 
 Excavations within sandy soil shall be kept moist, but not saturated, to reduce the potential of 

caving or sloughing. Where excavations over 4 feet deep are planned, lateral bracing or 
appropriate cut slopes of 1.5:1 (horizontal/vertical) shall be provided. No surcharge loads from 
stockpiled soils or construction materials shall be allowed within a horizontal distance 
measured from the top of the excavation slope and equal to the depth of the excavation. 

 
 

2.9.8 Significance After Mitigation 
 
The geotechnical conditions at the Project site pose certain constraints, including seismic, high 
groundwater and soil conditions that require specific design and engineering solutions. With the 
application of the avoidance/minimization/mitigation measures set forth above and in the Petra 
Geotechnical Investigation, impacts associated with project geotechnical conditions will be less than 
significant.   
 

2.9.9 Cumulative Impacts 
 
A consideration of cumulative effects associated with geotechnical conditions includes the degree to 
which a project may contribute to the cumulative impacts from seismic events, high groundwater, 
marginal soils, steep and unstable terrain and other conditions. The proposed Project will not significantly 
increase the community impacts associated with prevailing geotechnical conditions in the Coachella 
Valley, nor will it have a cumulatively considerable effect on geotechnical hazards or risk in the Project 
area.  
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2.10 Greenhouse Gas Emissions 
 

2.10.1 Introduction 
 
The following section describes the existing greenhouse gas emissions in Riverside County, and 
analyzes the potential impacts associated with buildout of the proposed Project. A variety of local and 
regional data and information, ranging from research and analysis conducted for the planning area, to 
regional-scale planning and environmental documents, have been used in researching and analyzing the 
Project and its potential effects on greenhouse gases and climate change. In addition, a Project-specific 
Air Quality and Greenhouse Gas Report was prepared, and is included in Appendix B.  
 
 

2.10.2 Thresholds of Significance 
 
The project would have a significant effect on greenhouse gases if the proposed Project were to: 
 

a) Generate greenhouse gas emissions, either directly or indirectly, that may have a significant 
impact on the environment. 

 
b) Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing the 

emissions of greenhouse gases. 
 
 

2.10.3 Regulatory Framework 
 
Federal  
 
GHG Endangerment Finding 
Under section 202(a) of the Clean Air Act, the EPA determined that GHGs threaten public health and 
welfare, and that GHG emissions from motor vehicles contribute to this threat. The two distinct findings, 
signed by the EPA Administrator in December 2009, concluded the following:  

1. The Endangerment Finding: Concentrations of six greenhouse gases (carbon dioxide, methane, 
nitrous oxide, hydrofluorocarbons, perfluorocarbons, and sulfur hexafluoride) in atmosphere 
constitute air pollution and threaten the health and welfare of the public.  

2. The Cause or Contribute Finding: Emissions from new motor vehicles and motor vehicle 
emissions contribute to GHG concentrations in the atmosphere and thus to climate change.1  

 
Mandatory Reporting of GHGs (40 CFR Parts 86, 87, 89 et al.) 
The Mandatory Reporting of Greenhouses Gases rule provided in the Code of Federal Regulations 
requires the reporting of greenhouse gas emissions from major fossil fuel suppliers, industrial gas 
suppliers, direct greenhouse gas emitters and manufacturers of heavy-duty and off-road vehicles and 
engines. The rule requires facilities that emit 25,000 tons or more per year (MT/yr) of GHGs to submit 
annual reports to the EPA.2  
  

 
1   United States Environmental Protection Agency, EPA’s Endangerment Finding.   
2  Federal Register, Part II Environmental Protection Agency (October 30, 2009).  
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State 
 
Assembly Bill 32 (AB 32) 
The California Global Warming Solutions Act of 2006 (AB 32) required California to adopt regulations to 
reduce statewide GHG emissions to 1990 levels by 2020. This represents reductions of approximately 
15 percent below the emissions projected in a “business as usual” scenario. The California Air Resources 
Board (CARB) prepared a Scoping Plan (2008) and Update (2014) to establish the state’s strategy to 
meet the targets set forth by AB 32. CARB reported that 1990 GHG emissions totaled 431 million metric 
tons (MMT) for the state of California. In 2020, statewide GHG emissions totaled 369.2 MMT of CO2e, 
which is 61.8 MMTCO2e below the 2020 GHG limit pursuant to AB 32.3 Moving forward, AB 32 requires 
California to maintain and continue reductions beyond 2020 and continues to require CARB to update 
the Scoping Plan every 5 years.  
 
Senate Bill 32 (SB 32) 
The California Global Warming Solutions Act of 2016: emissions limit (SB 32) builds on AB 32 by 
establishing a new goal for California’s greenhouse gas reductions. SB 32 requires California to reduce 
GHG emissions to 40% below 1990 levels by 2030, and to reduce emissions to 80% below 1990 levels 
by 2050.   
 
CARB 2022 Scoping Plan Update 
The 2022 Scoping Plan provides CARB’s update to the 2017 Plan. Pursuant to SB 32, the plan sets forth 
the state’s plan to stay on track towards reducing GHG emission by at least 40% below 1990 levels by 
2030. The 2022 Plan Update expands on earlier targets, establishing a new goal of reducing GHG 
emissions to 85% below 1990 levels by 2045. Additionally, the 2022 Plan Update establishes a path for 
the state to achieve carbon neutrality by 2045 through technologically feasible, cost-effective means.4  
 
Senate Bill 375 (SB 375) 
SB 375 directs CARB to set regional GHG emissions reduction targets. The intent of the bill is to ensure 
local and regional governments are involved in efforts to meet the reduction targets set forth by AB 32 
and SB 32. Alignment between state and local emission reduction efforts is important particularly because 
regional transportation planning and housing needs allocation, factors that have a major impact on GHG 
emissions in California, are overseen by local elected officials. The bill encourages an integrated 
approach by requiring the inclusion of Sustainable Communities Strategies in regional transportation 
plans, synchronizing the General Plan Housing Element’s update schedule to align with regional 
transportation planning cycles, and adding CEQA incentives for projects that align with regional plans 
and reduce GHG emissions.  
 
Clean Energy and Pollution Reduction Act of 2015 (SB 350) 
SB 350 establishes a state renewable energy procurement goal, increasing from 33% by 2020 to 50% 
by 2030. It is implemented by the California Energy Commission in conjunction with state agencies 
including the Public Utilities Commission and CARB. The bill also requires large utility companies to 
prepare integrated resource plans (IRPs) that establish how the utilities will meet customer demands 
while reducing GHG emissions and increasing the use of clean energy sources.  
 
Title 24 of the California Code of Regulations 
Title 24 of the California Code of Regulations was established in 1978 and serves to enhance and 
regulate California’s building standards. The Building Energy Efficiency Standards, Parts 6 and 11 of Title 
24, are updated by the California Energy Commission (CEC) every three years. 

 
3  California Air Resources Board, California Greenhouse Gas Emissions for 2000 to 2020 (October 2022).  
4  California Air Resources Board, 2022 Scoping Plan for Achieving Carbon Neutrality (November 2022). 
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The 2022 California Energy Code (Title 24, Part 6), which became effective on January 1, 2023, provides 
measures to continue reducing energy consumption in California. The 2022 Update includes regulations 
encouraging efficient electric heat pumps, establishing electric-ready requirements for appliances and 
mechanical systems in new homes, strengthening ventilation standards, as well as expanding solar 
photovoltaic and battery storage standards. According to the Energy Code, all single-family residential 
buildings, low-rise and high-rise multifamily buildings, as well as non-residential buildings such as grocery 
stores, offices, retail, hotels, and restaurants5, must have a newly installed photovoltaic (PV) system. 
Additionally, all high-rise residential and non-residential buildings required to have PV systems must also 
have a battery storage system that meets the requirements provided in Section 140.10 of the Energy 
Code.  
 
Title 24 also includes Part 11, the California Green Building Standards Code (CALGreen). The California 
Building Standards Commission first “green” standards for new developments in 2007 in an effort to meet 
the greenhouse gas reduction targets established by AB 32. The 2022 CALGreen standards, effective 
as of January 1 2023, institute mandatory minimum environmental performance standards for all new 
construction of commercial, residential, and State-owned buildings, as well as schools and hospitals. 
According to CALGreen Section 4.106, all new single family and multifamily dwellings, as well as hotels, 
must be built with EV Capable parking spaces. One and two-family dwellings must include one EV 
capable space per dwelling unit, and multifamily buildings and hotels must build a proportion of all 
provided parking to be either EV Capable or EV Ready.6 In accordance with Section 5.106, all new non-
residential developments must provide both a portion of parking spaces are that EV Capable, as well as 
a portion of spaces with EV charging stations.  
 
Senate Bill 97 (SB 97) 
SB 97 recognized the need for state agencies to analyze GHG emissions as part of the California 
Environmental Quality Act project review process. The bill updated CEQA to require the Office of Planning 
and Research (OPR) to develop guidelines for the feasible mitigation of GHG emissions, of the effects of 
GHG emissions, to be transmitted to the California Air Resources Board for approval. The adopted 
guidelines apply to effects associated with transportation and energy consumption.  
 
Assembly Bill 1493 – The Pavley Bill  
California was the first state to establish regulations that require the reduction of emissions of GHGs from 
motor vehicles. On September 24, 2004, the California legislature adopted the Pavley Bill that requires 
all motor vehicles of 2009 vintage or later to reduce their greenhouse gas emissions by about 30% by 
the year 2016. The second phase of the implementation for the Pavley bill was incorporated into 
Amendments to the Low-Emission Vehicle Program (LEV III) or the Advanced Clean Cars program. The 
Advanced Clean Car program combines the control of smog-causing pollutants and GHG emissions into 
a single coordinated package of requirements for model years 2017 through 2025. The regulation will 
reduce GHGs emissions from new cars by 34% from 2016 levels by 2025.  
 
Approved in November 2022, the Advanced Clean Cars II (ACC II) regulations require that all new 
passenger cars, trucks, and SUVs sold in California are zero emission vehicles by 2035. 
 
 

 
5  High-rise multifamily and non-residential buildings requiring photovoltaic systems are listed in Table 140.10-

A of the Energy Code.  
6  EV Capable refers to parking spaces which have electrical panel capacity, a dedicated branch circuit, and a 

raceway to support future installation of a charging station. EV Ready refers to the same conditions as EV 
Capable, with the addition of other electrical components as well as a receptable or blank cover to support 
future installation of a charging station.  
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Regional and Local 
 
SCAQMD GHG Significance Thresholds 
The South Coast Air Quality Management District (SCAQMD) is responsible for monitoring air resources 
and enforcing air pollution regulations in the South Coast Air Basin as well as the Riverside County 
portions of the Salton Sea Air Basin (SSAB) and portions of the Mojave Desert Air Basin (MDAB). The 
Coachella Valley Planning Area is within the Riverside County portion of the SSAB. On December 5, 
2008, the SCAQMD formally adopted a greenhouse gas significance threshold for stationary sources of 
10,000 MTCO2e per year for industrial projects and 3,000 MTCO2e per year for residential and 
commercial projects where SCAQMD is the lead agency (SCAQMD Resolution No. 08-31). This 
threshold was adopted based upon a December 2008 staff report and draft interim guidance document 
that also recommended a threshold for all projects using a tiered approach.7 
 
It was recommended by SCAQMD staff that a project’s greenhouse gas emissions would be considered 
significant if it could not comply with at least one of the following “tiered” tests: 
 

• Tier 1: Is there an applicable exemption? 
• Tier 2: Is the project compliant with a greenhouse gas reduction plan that is, at a minimum, 

consistent with the goals of AB 32? 
• Tier 3: Is the project below an absolute threshold (10,000 MTCO2e/yr for industrial projects; 3,000 

MTCO2e/yr for residential and commercial projects)? 
• Tier 4: Is the project below a (yet to be set) performance threshold?  
• Tier 5: Would the project achieve a screening level with off-site mitigation? 

 
County of Riverside Climate Action Plan Update (2019) 
The County of Riverside Climate Action Plan (CAP) Update establishes the County’s efforts to reduce 
GHG emissions in line with the targets set by AB 32 and SB 32. Consistent with CARB’s climate change 
scoping plan, the CAP aims for a 49% reduction below 2008 levels by 2030 and an 80% reduction below 
2008 levels by 2050.8 As shown in Table 2.10-1, to meet these targets the County would need to reduce 
2030 emissions by 525,511 MT CO2e from an adjusted business-as-usual forecast and by 2,982,947 MT 
CO2e by 2050.  
 

Table 2.10-1 
Riverside County CAP Update 

State-Aligned GHG Emissions Reductions Targets by Year (MT CO2e) 
Sector  Baseline (2008) 2020 2030 2050 
BAU Emissions  7,012,938 5,185,305 6,368,781 11,305,026 
ABAU Emissions - 4,861,109 4,102,109 4,175,146 
State-Aligned Target - 5,960,997 3,576,598 1,192,199 
Reductions from ABAU 
needed to meet Target - Target Met 525,511 2,982,947 
Source: County of Riverside Climate Action Plan Update, November 2019.  
BAU = Business-As-Usual; ABAU = Adjusted Business-As-Usual 

 
7  SCAQMD, Interim CEQA GHG Significance Threshold for Stationary Sources, Rules and Plans (December 

2008).  
8  Riverside County uses 2008 as baseline year because this was the earliest year with a full emissions 

inventory. The CAP emission reduction targets are equivalent to State goals, which use a 1990 baseline. 
These targets are to achieve 1990 levels of emissions by 2020 (equivalent to 15% below 2008 baseline 
levels), 40% below 1990 levels of emissions by 2030 (equivalent to 49% below 2008 baseline levels), and 
80% below 1990 levels of emissions by 2050 (equivalent to 83% below 2008 baseline levels).  
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The CAP Update outlines actions to be untaken at the local level which, in conjunction with state policies, 
will support efforts to meet the County’s emissions reduction targets. The provisions in the CAP include 
encouraging energy efficiency and use renewable energy, supporting the use of zero-emission vehicles, 
as well as increasing water conservation and waste diversion. As a result of the 2017 Settlement 
Agreement with the Sierra Club, Center for Biological Diversity, San Bernardino Audubon Society, and 
respondents (Petitioners), the 2019 CAP Update includes a number of required measures. The following 
County requirements are applicable to the proposed Project:  
 
R2-T4   Electrify the Fleet 

• The Settlement Agreement requires that all new residential developments install EV 
charging stations in the garages of each unit. The Settlement Agreement also requires 
that the capacity and circuits for the installation of EV charging stations are provided 
in the garages of all new residential developments and all new large-scale commercial 
buildings that are over 162,000 square feet.  

• Comply with Title 24, Part 11 building code requirements for new commercial 
development to install EV charging stations.  

 
R2-CE1 Clean Energy 

• The Settlement Agreement requires on-site renewable energy production (including 
but not limited to solar) for any tentative tract map, plot plan, or conditional use permit 
that proposes to add more than 75 new dwelling units of residential development or 
one or more new buildings totaling more than 100,000 gross square feet of 
commercial, office, or manufacturing development. Renewable energy production 
shall be onsite generation of at least 20 percent of energy demand for commercial, 
office, industrial or manufacturing development, meet or exceed 20 percent of energy 
demand for multi-family residential development, and meet or exceed 30 percent of 
energy demand for single-family residential development. 

 
In order to meet the County’s GHG reduction targets, the CAP Update establishes a review process for 
new development projects. Provided in Appendix D of the CAP Update, the development review process 
establishes thresholds to determine the significance of project-generated GHG emissions in accordance 
with CEQA. Under this process, it must first be determined whether a project is subject to CEQA and will 
exceed the 3,000 MT CO2e emission level. The 3,000 MT CO2e threshold is based on the GHG threshold 
adopted by SCAQMD. If a project’s annual emissions are anticipated to exceed 3,000 MT CO2e, then the 
Project must either use the County’s Screening Tables or must quantify and disclose the GHG emissions 
anticipated to result from the proposed development.  
 
For projects not using the Screening Tables, the CAP process for project-specific quantification 
recommends the use of the California Emissions Estimator Model (CalEEMod). To determine the 
significance of GHG emissions two modeling runs must be completed. The first modeling run must 
calculate GHG emissions at 2017 levels of efficiency and the second modeling run must calculate GHG 
emissions for the efficiency levels for the project’s buildout year and should include any relevant project 
design features and/or mitigation measures.  
 
The efficiency levels for 2017 can be modeled using approved energy efficiency standards (2016 Title 
24, effective January 2017) and the 2017 CARB on-road vehicle emissions factors (EMFAC 2017). Both 
sets of factors are pre-set in CalEEMod. In order for a project’s GHG emissions to be considered less 
than significant, emissions for the project’s buildout year must meet or exceed a 25% reduction from the 
project’s 2017 emissions.9 

 
9  Riverside County 2019 Climate Action Plan Update, Appendix A: GHG Development Review Process Flow 

Chart Diagram.  
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Riverside County General Plan 
The County General Plan includes an Air Quality Element which sets forth policies promoting pollution 
control, as well as land use and transportation measures to reduce greenhouse gas emissions. The 
following policies from the Air Quality Element are relevant to the proposed Project: 
 
AQ 3.4  Encourage employee rideshares and transit incentives for employers with more than 25 

employees at a single location. 
 
AQ 4.4 Require residential building construction to comply with energy use guidelines detailed in 

Part 6 (California Energy Code) and/or Part 11 (California Green Building Standards 
Code) of Title 24 of the California Code of Regulations. 

 
AQ 4.7  To the greatest extent possible, require every project to mitigate any of its anticipated 

emissions which exceed allowable emissions as established by the SCAQMD, MDAQMD, 
SCAB, the Environmental Protection Agency, and the California Air Resources Board. 

 
AQ 8.2 Emphasize job creation and reductions in vehicle miles traveled in job-poor areas to 

improve air quality over other less efficient methods. 
 
AQ 8.4  Support new mixed-use land use patterns and community centers which encourage 

community self-sufficiency and containment, and discourage automobile dependency. 
 
AQ 8.9 Promote land use patterns that promote alternative modes of travel. 
 
AQ 20.5  Reduce emissions from standard gasoline vehicles, through VMT, by requiring all new 

residential units to install circuits and provide capacity for electric vehicle charging 
stations. 

 
AQ 20.6 Reduce emissions from commercial vehicles, through VMT, by requiring all new 

commercial buildings, in excess of 162,000 square feet, to install circuits and provide 
capacity for electric vehicle charging stations. 

 
AQ 20.7  Reduce VMT through increased densities in urban centers and encouraging emphasis on 

mixed use to provide residential, commercial and employment opportunities in closer 
proximity to each other. Such measures will also support achieving the appropriate jobs-
housing balance within the communities.  

 
AQ 20.8  Reduce VMT by increasing options for non-vehicular access through urban design 

principles that promote higher residential densities with easily accessible parks and 
recreation opportunities nearby. 

 
AQ 20.10  Reduce energy consumption of the new developments (residential, commercial and 

industrial) through efficient site design that takes into consideration solar orientation and 
shading, as well as passive solar design. 

 
AQ 20.18 Encourage the installation of solar panels and other energy- efficient improvements and 

facilitate residential and commercial renewable energy facilities (solar array installations, 
individual wind energy generators, etc.) 
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2.10.4 Environmental Setting 
 
Over the last two centuries, human activity, such as the burning of fossil fuels, industrial activity, 
deforestation, and land use changes, began to intensify the natural greenhouse effect. While the 
combustion of fossil fuels produces and emits greenhouse gases into the atmosphere at levels elevated 
far beyond the natural production of these gases, the removal of trees and other vegetation reduces the 
earth’s ability to sequester CO2.10 As the concentrations of these gases increase, so too does the amount 
of heat that they trap in the atmosphere and the oceans. 
 

According to the Intergovernmental Panel on Climate Change (IPCC) Sixth Assessment Report (AR6), 
atmospheric concentrations of CO2 have increased by 50 percent since the industrial revolution and 
continue to increase at a rate of two parts per million each year. At this rate, the world will exceed 1.5°C 
above pre-industrial levels by the 2030s.11 This level of global warming is associated with global mean 
sea level rise as well as regional climatic changes such as extreme temperatures, increases in the 
frequency and intensity of heavy precipitation in some regions, and increases in the intensity and 
frequency of droughts in some regions.12  
 

The California Air Resources Board is required to monitor and regulate seven GHGs: carbon dioxide 
(CO2), methane (CH4), nitrous oxide (N2O), sulfur hexafluoride (SF6), nitrogen trifluoride (NF3), 
perfluorocarbons (PFCs), and hydrofluorocarbons (HFCs).13 The latter four gases, all of which contain 
fluorine, are sometimes collectively referred to as high global warming potential greenhouse gases (high-
GWP gases). Global warming potential (GWP) is a metric used to convert all GHGs into carbon dioxide 
equivalents. Carbon dioxide equivalents (CO2e), and specifically metric tons of carbon dioxide 
equivalents (MTCO2e), are units of measure used to compare emissions of various greenhouse gases. 
Carbon equivalent refers to the mass of carbon dioxide that would produce the same estimated radiative 
force as that of another greenhouse gas.14 These metrics facilitate the development of multi-gas 
frameworks and policies which are crucial to action addressing climate change.  
 

The primary contributor to air pollution is the mining and burning of fossil fuels in motor vehicles, power 
and heat generators, and industrial processes. Emissions from the combustion or extraction and use of 
fossil fuels are also responsible for the poor air quality that is evident in industrial centers worldwide. 
 

California is the second largest greenhouse gas producing state in the U.S., and the 16th largest 
contributor in the world; it is also the fifth largest economy in the world. In 2020, emissions from GHG 
emitting activities in California were 369.2 MMTCO2e, 35.3 MMTCO2e below 2019 levels and 61.8 
MMTCO2e below the 2020 GHG Limit. CARB acknowledges that 2020 emissions may have been skewed 
by the COVID-19 pandemic, and that 2021 emissions could be higher. However, based on 2019 
emissions, the state was still on track to meet its GHG reduction targets.  
 
 

2.10.5 Existing Conditions 
 
The proposed Project site is located within the Riverside County portion of the Salton Sea Air Basin 
(SSAB), which is referred to as the Coachella Valley Planning Area. The Coachella Valley Planning Area 
encompasses 2,500± square miles bound by the San Jacinto and Santa Rosa Mountains to the west, 
the Little San Bernardino Mountains to the north and east, and extends from the San Gorgonio Pass in 

 
10  California Air Resources Board 2022 Scoping Plan, Environmental and Regulatory Setting.  
11  IPCC Climate Change 2021: The Physical Science Basis. Contribution of Working Group 1 to the Sixth 

Assessment Report of the IPCC (2021).  
12  IPCC Special Report: Global Warming of 1.5°C – Summary for Policymakers (2018).  
13  California Health and Safety Code § 38505 (g). 
14  California Air Resources Board.  
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the northwest to the Salton Sea in the southeast. The SSAB is under the jurisdiction of the South Coast 
Air Quality Management District (SCAQMD), which encompasses portions of Los Angeles, Orange, 
Riverside, and San Bernardino Counties. The Coachella Valley has a desert climate with hot summers, 
mild winters, and very low precipitation. The area is also subject to frequent strong winds. 
 
Pursuant to AB 32 and SB 32, the Riverside County Climate Action Plan (CAP) Update establishes 
targets for annual GHG emissions of 49% below 2008 baseline emissions levels by the year 2030 and 
83% below the 2008 baseline levels by 2050. As set forth in Table 2.10-1 above, to meet these emissions 
reductions targets, the County would need to reduce emissions in 2030 by 545,511 MT CO2e from the 
adjusted business-as-usual (ABAU) forecast and by 2,982,947 MT CO2e from the ABAU forecast by 
2050. The CAP Update includes community-wide GHG emissions reduction targets as well as measures 
that all new development projects must follow to meet the County’s targets.  
 
Table 2.10-2 shows total GHG emissions in unincorporated areas of Riverside County in 2017, broken 
down by emissions category. The three categories responsible for the most GHG emissions were 
transportation (36%), agriculture (34%), and energy use in buildings (24%).  
 

Table 2.10-2 
Riverside County 2017 Community-Wide GHG Emissions by Source 
Emissions Category Metric Tons of CO2e 
On-Road Transportation 1,766,784 
Agriculture 1,670,954 
Energy (Electricity and Natural Gas) 1,188,138 
Solid Waste 204,365 
Water and Wastewater 44,606 
Aviation 26,786 
Off-Road Sources 3,883 
Total 4,905,518 
Source: County of Riverside Climate Action Plan Update, November 2019. 

 
 

2.10.6 Project Impacts 
 
The Project proposes the development of the 619.1±-acre site to include a 223.1± acre equestrian center 
and a mix of community uses including up to 1,362 dwelling units, 285,000± gross leasable square feet 
of retail and office space, and a 150-key hotel. The Project will also require construction of a 5-million-
gallon (mg) water tank on the Middleton Reservoir site. 
 
The Project would provide neighborhood commercial services, on-site workforce housing, and a network 
of multi-user trails which, once built, will serve to reduce post-construction vehicle trips and vehicle miles 
traveled (VMTs). The subject property is located away from existing urban centers and services but in an 
area that is transitioning to suburban uses. The proposed Project will generate GHGs from both 
construction and operation.  
 

 
a) Generate greenhouse gas emissions, either directly or indirectly, that may have a 

significant impact on the environment. 
 
The Riverside County CAP Update provides screening tools and significance thresholds to facilitate 
CEQA compliance for new development. Under the development review process in the CAP Update, a 
project can be screened from GHG analysis if it is exempt under CEQA or if the project’s GHG emissions 
would be less than 3,000 MT CO2e per year. The 3,000 MT CO2e threshold is based on the SCAQMD 
adopted GHG threshold.  
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According to Table C-A of Appendix C of the CAP Update, typical project sizes that would generate less 
than 3,000 MT CO2e per year include 80 single-family units, or 120 condominium units, or 160,000 square 
feet of commercial space. Given that the Project far exceeds these size thresholds and is subject to an 
Environmental Impact Report (EIR), it is not eligible for either screening criteria.  
 
For projects with annual GHG emissions exceeding 3,000 MT CO2e, the CAP Update provides two 
methods for determining significance: screening tables or calculation of GHG emissions. Screening 
tables may be used to assign a score based on the number of GHG reduction design features that will 
be integrated into the project. Although the Thermal Ranch Specific Plan only provides sufficient details 
for two planning areas (PA-1 and PA-4), and details for all planning areas would typically be required for 
this level of analysis, the County has requested the screening tables be completed for the proposed 
Project.  
 
Screening Tables 
The County CAP provides separate Screening Tables for residential and commercial/industrial 
developments. For mixed-use projects, both tables must be filled out, but the points must be weighted in 
proportion to the proposed mix of uses. In the case of the proposed Project, the mix of uses is 
approximately 50 percent residential and 50 percent commercial. As such, the points for each table were 
calculated, then multiplied by 0.50 to adjust for the mix of uses. The completed screening tables can be 
found in the Project Air Quality and Greenhouse Gas Report (Appendix B). 
 
The Project gained points in the residential and commercial Screening Tables for design features 
proposed in the Thermal Ranch Specific Plan and required by the most recent Title 24 regulations and 
with required measures in the CAP. Before weighting, the Project garnered a subtotal of 139 points in 
Table 1, Screening Table for Residential Development, and a subtotal of 110 points in Table 2, Screening 
Table for Commercial Development. Weighting the points for 50 percent residential and 50 percent 
commercial uses, the proposed mixed-use development garnered a total of 124.5 points. According to 
the CAP, mixed-use projects that garner at least 100 points will be consistent with the reduction quantities 
in the County’s CAP Update and would be considered less than significant for GHG emissions. It can 
therefore be concluded that, based on the Screening Tables provided in the Riverside County CAP 
Update, the proposed Thermal Ranch Specific Plan would have less than significant impacts for GHG 
emissions. 
 
In addition to the screening tables, the GHG emissions expected to result directly and indirectly from the 
Project were calculated using the California Emissions Estimator Model (CalEEMod), consistent with the 
CAP Update guidance. 
 
Project-Specific Emissions Quantification 
Per the CAP Update’s CEQA thresholds guidelines, projects should complete two modeling runs in 
CalEEMod. The first run should calculate GHG emissions at 2017 levels of efficiency, including 
application of 2017 energy efficiency standards and on-road vehicle emissions factors. The second 
modeling run should calculate GHG emissions at the project’s buildout year levels of efficiency, and 
should include mitigation measures as needed. As provided in the Approach to Implementation of GHG 
Development Review flow chart,15 a project’s GHG emissions are less than significant if the annual 
emissions calculated for the project’s buildout year are reduced by at least 25% from the annual 
emissions calculated for 2017.  
 

 
15  Appendix D of the Riverside County Climate Action Plan Update, Appendix A: GHG Development Review 

Process Flow Chart Diagram, March 2019.  
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The proposed Project will generate GHG emissions during both construction and operational phases. 
CalEEMod Version 2022.1 was used to project greenhouse gas emissions. The following parameters 
and assumptions were used in developing the model: 
 

• A six-year construction period and operational year of 2032 were established based on the Traffic 
Impact Analysis (TIA) prepared for the Project by Urban Crossroads, Inc.  

• GHG emissions are projected based on the Project operational conditions during the October to 
April event season at the equestrian center, when the Project will be busiest.  

• At buildout, the Project will generate an average of 18,939 weekday trips, 21,523 Saturday trips, 
and 19,995 Sunday trips, as provided in the TIA by Urban Crossroads, Inc.  

• As required by Riverside County, pursuant to Measure R2-CE1 of the 2019 Climate Action Plan 
Update, the Project must provide for on-site renewable energy generation that meets 20% of 
energy demand for commercial, office and multi-family residential uses, and 30% of single-family 
residential.  

• The breakdown of land use parameters used in the CalEEMod are provided Table 2.5-6, in 
Section 2.5, Air Quality.  

 
Construction 
Construction activities will result in short-term GHG emissions associated with the operation of 
construction equipment, vehicle emissions from construction employee commutes, material hauling, and 
other ground disturbing activities. For an assumed buildout in 2017, the Project is projected to generate 
30,326 metric tons of CO2e over the seven-year construction period. For buildout in 2032, the Project is 
estimated to generate 24,954 metric tons of CO2e over the seven-year construction period. Construction 
of the off-site water reservoir was included in these emissions. 
 
There are currently no construction-related GHG emissions thresholds for projects of this nature. 
Therefore, construction-related GHG emissions were amortized over a 30-year period and added to the 
annual operational emissions. The combined construction and operation emissions for the 2017 and 2032 
modeling runs were compared, per the CAP Update significance threshold.  
 
Operation 
Once the Project reaches the operational phase, five categories of emissions will contribute to its annual 
GHG emissions either directly or indirectly: area emissions (e.g. pavement and architectural coating off-
gassing); energy use, mobile source emissions; solid waste disposal; and water use. As stated above, 
GHG emissions from construction of the Project were amortized over a 30-year period and added to the 
total operational emissions. Table 2.10-3 and 2.10-4 show a summary of the total annual construction 
and operational GHG emissions projected for buildout of the Project in 2017 and 2032, respectively.  
 
As shown in Table 2.10-3 the modeling run for hypothetical buildout in 2017 found that the Project would 
generate a total of 40,146 metric tons of CO2e per year. As shown in Table 2.10-4, below, the modeling 
run for buildout in 2032 found that the Project would generate 28,605 metric tons of CO2e per year. 
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Table 2.10-3 
Projected GHG Emissions Summary (2017 Buildout) 

Phase CO2e (MT/YR) 
Construction  

2011 1,156 
2012 3,041 
2013 5,167 
2014 5,410 
2015 5,370 
2016 5,339 
2017 4,843 

Total Construction  30,326 
Operation  

Area 238 
Energy 8,309 
Mobile 29,032 
Waste 711 
Water 786 

Refrigerants 59 
Construction: 30-year amortized 1,011 

Total Operational 40,146 
Source: CalEEMod Version 2022.1 

 
 

Table 2.10-4 
Projected GHG Emissions Summary (2032 Buildout) 

Phase CO2e (MT/YR) 
Construction 

2026 1,144 
2027 2,603 
2028 4,294 
2029 4,428 
2030 4,348 
2031 4,272 
2032 3,865 
Total Construction  24,954 

Operation 
Area 228 

Energy 4,672 
Mobile 21,532 
Waste 711 
Water 571 

Refrigerants 59 
Construction: 30-year amortized 832 

Total Operational 28,605 
Source: CalEEMod Version 2022.1. 
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According to the CAP Update GHG Development Review Process, after conducting project-specific 
emissions quantification, emissions can be determined to be less than significant if buildout year 
emissions will be reduced from 2017 emissions by 25%. As shown in Table 2.10-5, the Project’s annual 
emissions modeled for buildout in 2032 would be reduced by 28.7% from 2017 project emissions. 
 

Table 2.10-5 
GHG Emissions Significance 

Buildout Year 2017 2032 Percent Change 
Annual Emissions 

(CO2e MT/YR) 40,146 28,605 -28.7% 
Emissions reduction of 25% or greater? Yes 

Source: CalEEMod Version 2022.1. 
 
As shown in the above table, the projected annual emissions resulting from the Project would be 25% or 
less than the emissions expected from buildout of the Project in 2017. While the Project will generate 
GHG emissions, the level of emissions will not have a significant adverse effect because the GHG 
emissions from the Project will be substantially below the significance thresholds established in the CAP 
Update, and thus help meet the County’s overall goals for reductions in GHG emissions.  
 
Therefore, based on the results of the project screening tables and project-specific quantification method 
of development review provided in the CAP Update, the Project’s GHG emissions are less than 
significant.   
 

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

 
The California Air Resources Board (CARB) 2022 Scoping Plan puts forward the ambitious target of 
achieving carbon neutrality in state-wide emissions by 2045 or earlier. This plan builds on the efforts of 
CARB’s three previous scoping plans, which established goals to meet 1990 levels by 2020 and 40 
percent below 1990 levels by 2030, in compliance with Senate Bill 32 (SB 32). The 2022 Scoping Plan 
Update aims to further reduce anthropogenic emissions in California to 85 percent below 1990 levels by 
2045.16 
 
The County of Riverside 2019 Climate Action Plan (CAP) Update provides the County’s strategy for 
reducing GHG emissions pursuant to State GHG reduction policies, including AB 32 and SB 32, as well 
as the CARB Scoping Plan. The 2019 CAP Update provides measures to meet the State targets of 49% 
below 2008 baseline levels by 2030 and 80% below baseline levels by 2050. To meet the emissions 
reductions targets provided by the State at the time that the CAP Update was written, the County would 
need to reduce emissions in 2030 by 545,511 MT CO2e from the adjusted business-as-usual (ABAU) 
forecast and by 2,982,947 MT CO2e from the ABAU forecast by 2050.   
 
The 2019 CAP Update also provides screening process and significance thresholds for new 
developments to ensure CEQA compliance. The development review process provided in the CAP 
Update was designed based on the GHG Inventory, Forecasting, and Target-Setting Report (Appendix 
A of the CAP Update), as well as the GHG reduction measures provided in the report. As discussed in 
Section 2.10.6(a), the CAP Update development review process determined that the Project would have 
less than significant impacts on GHG emissions. Therefore, the Project would not conflict with the County 
or State GHG emissions reduction plans.  
 

 
16  California Air Resources Board 2022 Scoping Plan Update. 
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The CAP Update also provides required measures for new developments. Some of these measures are 
a result of the partial settlement agreement resulting from the challenge to the 2015 CAP, which required 
the County to implement additional requirements in the CAP Update. For example, pursuant to measure 
R2-CE1, any tentative tract map, plot plan, or condition use permit proposing 75 new residential units or 
commercial buildings totaling 100,000 square feet must install on-site renewable energy systems.17 The 
CAP Update also requires that new developments comply with regulations in Title 24, Part 11, 
establishing the number of EV-capable parking spaces and/or EV charging stations required for 
residential and non-residential developments. The proposed Project must comply with these and other 
applicable requirements provided in the CAP Update.  
 
Overall, the targets set in the CAP Update are based on compliance with the state targets, and the 
development review process is based on the measures and targets provided in the CAP Update. As 
explained above, the Project would not conflict with the CAP or with SB 32. Accordingly, impacts will be 
less than significant.  
 
 

2.10.7 Mitigation Measures  
 
The Project’s impacts related to GHG emissions will be less than significant. While mitigation is not 
required, Mitigation Measures GHG-1 and GHG-6 are provided to ensure future development projects 
apply energy efficient building strategies to reduce GHG emissions to the greatest extent practicable.  
 
GHG-1 Solar Energy Requirements 

As required by Measure R2-CE1 of the Riverside County CAP Update, the project will 
generate on-site renewable energy providing at least 20% of energy demanded for 
commercial, office, industrial, and multi-family development, and at least 30% of energy 
demanded for single-family residential development. As required by 2022 Title 24 building 
standards, all new residential builds shall install solar panels. 

 
GHG-2 Electric Vehicle Charging 
 Provide electric vehicle charging infrastructure in both commercial parking lots and 

residential garages. 
 
GHG-3 Energy Efficient Appliances and Equipment 

All new residential and commercial construction shall install energy efficient appliances 
that are ENERGY STAR-certified. The project shall require the use of all feasible efficient 
heating equipment and other appliances, such as water heaters, swimming pool heaters, 
cooking equipment, refrigerators, furnaces and boiler units (General Plan AQ Policy 4.2) 

 
GHG-4  Loading Dock Electrification 

All commercial and industrial loading docks shall be electrified, and transport refrigeration 
units (TRUs) and auxiliary power units (APUs) shall be plugged into the electric dock 
instead of running on diesel. 
 

GHG-5  Public Lighting 
Public street and area lighting shall use high efficiency lighting, such as warm temperature 
LED lighting, consistent with guidelines of the International Dark Sky Association. 

 
 

17  County of Riverside Climate Action Plan Update, November 2019.  
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GHG-6  Water-Efficient Landscapes 
Design water-efficient landscapes. Assumes most residential and commercial 
landscaping will be drought tolerant landscaping with a low water demand requiring a drip 
system, with the exception of the equestrian center which will include large grass areas. 
This is a proposed design feature of the Project. 

 
2.10.8 Significance After Mitigation 

 
The Project’s impacts related to GHG emissions will be less than significant.  
 

2.10.9 Cumulative Impacts 
 
Due to their dispersing natural and aggregate regional impacts, greenhouse gases are analyzed in terms 
of cumulative impacts. The above analysis considered the potential cumulative impacts of the Project on 
greenhouse gas emissions in the Riverside County portion of the Salton Sea Air Basin, using the 
significance criteria provided by the County. The County’s CAP Update was prepared with consideration 
to the state greenhouse gas reduction plans and targets.  
 
While the Project will contribute to cumulative greenhouse gas emissions in the Coachella Valley, 
conformance to the County significance thresholds indicates that impacts will be less than significant. 
Furthermore, all future development projects occurring in the County will also be subject to the 
development review process provided in the CAP Update, as well as other local and regional standards 
and requirements, as applicable. The Project’s impacts are therefore not anticipated to be cumulatively 
considerable.  
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2.11 Hazards and Hazardous Materials 
 

2.11.1 Introduction 
 
This section describes the use of hazardous materials and other hazards to public health and safety that 
could result from the proposed Project. This section is based in part on the Phase 1 Environmental Site 
Assessment prepared for the Project (Appendix G)1, as well as the Riverside County General Plan and 
the Riverside County Airport Land Use Compatibility Plan.  
 
The California Health and Safety Code defines a ‘hazardous material’ as “a substance or waste, that, 
because of its physical, chemical, or other characteristics, may pose a risk of endangering human health 
or safety or of degrading the environment”.2 In this section, the term “hazardous materials” refers to both 
hazardous substances and hazardous waste. Under federal and state law, materials and wastes may be 
considered hazardous if they are specifically listed by statute or if they are toxic, ignitable, corrosive, or 
reactive. In some cases, past industrial or commercial activities on a site could have resulted in spills or 
leaks of hazardous materials to the ground, resulting in soil and/or groundwater contamination. 
Hazardous materials may also be required as part of, or result from, construction and operation of a 
project. 
 
If improperly handled, hazardous materials and waste can cause public health hazards when released to 
the soil, groundwater, or air. The four basic exposure pathways through which an individual can be 
exposed to a chemical agent include: inhalation, ingestion, bodily contact, and injection. Exposure can 
come as a result of an accidental release during construction, which can also lead to exposure of workers 
or the public to health hazards when released to the soil, groundwater, or air. Disturbance of subsurface 
soil during construction can also lead to exposure of workers or the public from stockpiling, handling, or 
transportation of soils contaminated by hazardous materials from pervious spills or leaks.  
 
 

2.11.2 Thresholds of Significance 
 
The following thresholds or criteria are derived from Appendix G of the CEQA Guidelines and are used 
to determine if and to what extent a project may have a potentially significant impact regarding hazards 
and hazardous materials. The Project would have a significant effect on or risk exposure to hazards or 
hazardous materials if it were to: 
 
Hazards and Hazardous Materials 

a) Create a significant hazard to the public or the environment through the routine transport, use, or 
disposal of hazardous materials? 

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

c) Impair implementation of or physically interfere with an adopted emergency response plan or an 
emergency evacuation plan? 

d) Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, or 
waste within one-quarter (1/4) mile of an existing or proposed school? 

e) Be located on a site which is included on a list of hazardous materials sites compiled pursuant to 
Government Code Section 65962.5 and, as a result, would it create a significant hazard to the 
public or the environment? 

 

 
1  “Phase 1 Environmental Site Assessment For the Agricultural Property Located at 85400 Avenue 62 and 

62101 Tyler Street” prepared by Terra Nova Planning & Research, Inc., September 2022.   
2  California Health and Safety Code, Section 25260 (d). 
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The Initial Study determined that the Project would result in “No Impact” for threshold questions d) and 
e), above. Therefore, they are not analyzed further in this EIR. 

 
Airports 

a) Result in an inconsistency with an Airport Master Plan? 
b) Require review by the Airport Land Use Commission? 
c) For a project located within an airport land use plan or, where such a plan has not been adopted, 

within two (2) miles of a public airport or public use airport, would the project result in a safety 
hazard for people residing or working in the project area? 

d) For a project within the vicinity of a private airstrip, or heliport, would the project result in a safety 
hazard for people residing or working in the project area? 

 
The Initial Study determined that the Project would result in “No Impact” for threshold question d), above. 
Therefore, it is not analyzed further in this EIR.  
 
 

2.11.3 Regulatory Framework 
 
Federal  
 
Hazardous Materials Transport Act (49 USC 5105) 
Passed in 1975 and administered by the U.S. Department of Transportation, this statute regulates the 
transport of hazardous materials. According to the Code of Federal Regulations (CFR) Title 49, Section 
5101, the purpose of the Hazardous Materials Transport Act is “to protect against the risks to life, 
property, and the environment that are inherent in the transportation of hazardous material in intrastate, 
interstate, and foreign commerce.” CFR 49, §171-180 regulates the transportation of hazardous 
materials, the types of materials defined as hazardous, and the marking of vehicles transporting 
hazardous materials.  
 
Resource Conservation and Recovery Act (42 USC 6901 et seq.) 
Enacted in 1976, the Resource Conservation and Recovery Act (RCRA) gives the authority to the EPA 
to control the generation, transportation, treatment, storage, and disposal of hazardous waste. RCRA 
also establishes a framework for the management of non-hazardous solid wastes.  
 
The 1984 Hazardous and Solid Waste Amendments (HSWA) enabled the EPA to address the 
environmental problems that can result from the land disposal of hazardous waste, such as underground 
tanks storing petroleum.  
 
Comprehensive Environmental Response, Compensation, and Liability Act (CERCLA) 
Established in 1980, this act provides a federal “Superfund” for the cleanup of uncontrolled or abandoned 
hazardous waste sites and provides the EPA with the authority to seek out parties responsible for the 
release of hazardous waste. The Superfund Amendments and Reauthorization Act (SARA) of 1986 
extended CERCLA and provided additional definitions and enforcement authority.  
 
Federal Aviation Administration 
The Federal Aviation Administration (FAA) has jurisdiction over airspace in the United States. The 
Federal Aviation Regulations (FAR) provide criteria for evaluating the potential effects of obstructions on 
the safe and efficient use of navigable airspace within approximately two to three miles of airport runways. 
The FAA requires notification of proposed construction projects that meet specific height requirements. 
As discussed below, the Jacqueline Cochran Regional Airport is in the vicinity of the project. 
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State  
 
California Occupational Safety and Health Act 
Enacted in 1973, the Act addresses California employees’ working conditions, enables the enforcement 
of workplace standards, and provides for advancements in the field of occupational health and safety. 
The Act also created the California Occupational Safety and Health Administration (Cal OSHA), the 
agency with primary responsibility for worker safety in the handling and use of chemicals in the workplace. 
Cal OSHA’s standards are generally more stringent than federal regulations. 
 
California Health and Safety Code 
Title 22, Chapter 20 of the Health and Safety Code (HSC), the Hazardous Waste Permit Program 
establishes the provisions for the issuance and administration of hazardous waste permits. The program 
requires a permit for the transfer, treatment, storage, and disposal of hazardous waste.  
 
HSC Division 20, Chapter 6.5, the Hazardous Waste Control Law regulates hazardous waste generated 
in the State of California. The law provides guidance for the proper handling, storage, use, and disposal 
of hazardous waste. It also identifies the need for proper landfill disposal in order to reduce long-term 
threats to public health, air quality, and water quality. Sections 25505 et seq. require the preparation of 
Hazardous Materials Business Plans (HMBPs) for businesses that handle specified quantities of 
chemicals. The plans allow local agencies to prepare appropriately for chemical releases, fires, or other 
incidents.  
 
California Health and Safety Code, Title 22, Chapter 20 Hazardous Waste Permit Program 
Title 22, Chapter 20 Hazardous Waste Permit Program, establishes provisions for the issuance and 
administration of hazardous waste permits pursuant to the Health and Safety Code. Regulations cover 
basic permitting requirements, such as application requirements, standard permit conditions, and 
monitoring and reporting requirements. Hazardous Waste Permits are required for the transfer, treatment, 
storage, and disposal of any hazardous waste pursuant to section 66261.3. Owners and operators of 
certain facilities require hazardous waste facility permits as well as permits under other programs for 
certain aspects of the facility operation. 
 
California Health and Safety Code, Division 20, Chapter 6.5, Hazardous Waste Control Law 
California Health and Safety Code, Division 20, Chapter 6.5, Hazardous Waste Control Law regulates 
hazardous wastes generated within the State of California. The Law identifies proper guidance for the 
handling, storage, use, and disposal of hazardous wastes. Additionally, the law identifies the need for 
proper landfill disposal in order to reduce long-term threats to public health and to air and water quality.  
 
Included in this is the preparation of Hazardous Materials Business Plans (HMBPs) (Chapter 6.95 of the 
Health and Safety Code, Sections 25501 et seq.), which are required of businesses that handle specified 
quantities of chemicals in accordance with community right-to-know laws. This plan allows local agencies 
to plan appropriately for a chemical release, fire, or other incidents. Hazardous waste regulations 
establish criteria for identifying, packaging, and labeling hazardous wastes; dictate the management of 
hazardous waste; establish permit requirements for hazardous waste treatment, storage, disposal and 
transportation; and identify hazardous wastes that cannot be disposed of in landfills. 
 
Cortese List (California Government Code Section 65962.5(a)) 
According to §65962.5(a) of California Government Code, the Department of Toxic Substances Control 
is required to compile and update as appropriate, but at least annually, and shall submit to the Secretary 
for Environmental Protection, a list of all the following:  
 
(1) All hazardous waste facilities subject to corrective action pursuant to HSC Section 25187.5. 
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(2) All land designated as hazardous waste property or border zone property pursuant to HSC Article 11 
(commencing with Section 25220) of Chapter 6.5 of Division 20. 

(3) All information received by the Department of Toxic Substances Control pursuant to HSC Section 
25242  on hazardous waste disposals on public land. 

(4) All sites listed pursuant to HSC Section 25356 of the Health and Safety Code. 
(5) All sites included in the Abandoned Site Assessment Program. 
 
License to Transport Hazardous Materials – California Vehicle Code, Section 32000.5 et seq.  
Administered by Caltrans in conjunction with the California Highway Patrol, this law establishes driver 
training requirements, load labeling procedures, and container specifications for vehicles transporting 
hazardous materials.  
 
State Water Resources Control Board and Regional Water Quality Control Boards 
The State Water Resources Control Board (SWRCB) and California’s nine regional water quality control 
boards (RWQCBs) are responsible for the implementation and compliance with the federal Clean Water 
Act and the 1969 Porter-Cologne Act. The Porter-Cologne Act establishes the state’s statutory authority 
to protect water quality and the beneficial uses of water. The SWRCB and RWQCB share the protection 
of water quality with numerous water supply and wastewater management agencies and local 
governments throughout the state.  
 
RWQCBs are responsible for the identification, monitoring, and cleanup of leaking underground storage 
tanks (LUSTs), while the SWRCB’s underground storage tank cleanup unit oversees the investigation 
and cleanup of LUSTs. The proposed Project is under the jurisdiction of the Lahontan Regional Water 
Quality Control Board. 
 
California Fire Code (Title 24, Part 9 of the California Code of Regulations) 
The 2019 California Fire Code establishes regulations to safeguard against the hazards of fires, 
explosions, and other potentially dangerous conditions in new and existing buildings, structures, and 
premises.3 The Fire Code includes regulations for safe procedures for fire fighters and emergency 
responders during emergency operations, as well as well as requirements for fire resistant and fire 
protective building systems.  
 
Regional/Local  
 
Riverside County General Plan Safety Element 
The Safety Element of the County General Plan provides policies regarding seismic and geologic 
hazards, flood and inundation hazards, fire hazards, and hazardous waste and materials. The Hazardous 
Waste and Materials section addresses emergency preparedness, disaster preparedness, public power 
safety shutoffs, evacuation needs, and mutual aid. Policies applicable to the proposed Project are as 
follows: 
 
S 5.1  Enforce land use policies and existing criteria related to hazardous materials and waste 

through ongoing implementation of the programs identified in the County’s Hazardous 
Waste Management Plan (CHWMP). (AI 88)  

 
S 5.2  Review all proposed development projects that manufacture, use, or transport hazardous 

materials for compliance with the CHWMP. Such projects shall provide a buffer zone, to 
be determined by the County, between the installation and property boundaries sufficient 
to protect public safety.  

 
3  California Code of Regulations Title 24, Part 9.  
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S 5.3  Require that applications for discretionary development projects that will generate 
hazardous wastes or use hazardous materials include detailed information on hazardous 
waste reduction, recycling, and storage.  

 
S 5.6  Require that any business that handles a hazardous material prepare a plan for 

emergency response to a release or threatened release of a hazardous material, including 
providing updated information to emergency responders on the type and quantity of 
hazardous materials kept on-site. 

 
S 5.7  Identify sites that are inappropriate for hazardous material storage, maintenance, use, and 

disposal facilities due to potential impacts on adjacent land uses and the surrounding 
natural environment. Prohibit the siting of new or expanded hazardous material facilities 
on such sites to the extent feasible. 

 
S 5.9 Require commercial businesses, utilities, and industrial facilities that handle hazardous 

materials to install automatic fire and hazardous materials detection, reporting, and shut-
off devices, and install an alternative communication system in the event power is out or 
telephone service is saturated following an earthquake. 

 
Riverside County General Plan Circulation Element 
The County General Plan Circulation Element includes discussions and policies regarding the operation 
and optimization of airports located in the County, including the Jacqueline Cochran Regional Airport. 
The following Circulation Element policy is relevant to the airport discussion. 
 
C 14.2  Apply a variety of land use planning techniques to maintain the viability of Riverside 

County’s Airports. 
 
East Coachella Valley Area Plan 
The proposed Project is located within the boundaries of the East Coachella Valley Area Plan (ECVAP), 
which includes information and policies related to a wide range of community and environmental 
planning. The following ECVAP policy is relevant to the proposed Project. 
 
ECVAP 3.1  To provide for the orderly development of Jacqueline Cochran Regional Airport and 

Chiriaco Summit Airport and the surrounding areas, comply with the Airport Land Use 
Compatibility Plans for Jacqueline Cochran Regional Airport and Chiriaco Summit Airport 
as fully set forth in Appendix L-1 and as summarized in Tables 4 and 5, as well as any 
applicable policies related to airports in the Land Use, Circulation, Safety and Noise 
Elements of the Riverside County General Plan. 

 
Riverside County Department of Environmental Health, Hazardous Materials Branch 
The Riverside County Department of Environmental Health Hazardous Materials Branch is designated 
by the California Environmental Protection Agency as the Certified Unified Program Agency (CUPA) for 
the County. The Branch is responsible for overseeing the six hazardous materials programs in the 
County, including inspecting facilities that handle hazardous materials, generate hazardous waste, treat 
hazardous waste, own/operate underground storage tanks, own/operate aboveground petroleum storage 
tanks, or handle other materials subject to the California Accidental Release Program.  
 
In addition, the Branch maintains an emergency response team that responds to hazardous materials 
and other environmental health emergencies 24 hours a day, 7 days a week. The County-wide 
Hazardous Materials Emergency Response Team consists of personnel from the Riverside County Fire 
Department and Environmental Health HazMat Program staff.  
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Riverside County Hazardous Waste Management Plans (HWMP) 
Pursuant to AB 2948, Riverside County prepared the Hazardous Waste Management Plans (HWMP), 
adopted in 1990. The HWMP identifies the type and quantity of hazardous waste generated in the County. 
It projects future quantities likely to be generated, and includes goals, policies, and standards for the 
management of hazardous waste. Also, the HWMP establishes procedures for the siting of new 
hazardous materials treatment, storage, and disposal facilities. HWMP policies require the County to 
coordinate its efforts with state and federal agencies in the identification and establishment of programs 
for managing these wastes. 
 
County of Riverside Multi-Jurisdictional Local Hazard Mitigation Plan 
The 2018 Local Hazard Mitigation Plan (LHMP) identifies potential hazards facing Riverside County, 
reviews past disasters, estimates the probably of future occurrences, and establishes goals to mitigate 
associated risks. The 2018 LHMP provides an update to the 2012 plan, prepared in accordance with the 
Disaster Mitigation Act of 2000. The LHMP covers potential risks including hazardous materials incidents 
and water supply disruption/contamination.  
 
Riverside County Operational Area (OA) Emergency Operations Plan (EOP) 
The 2019 EOP provides the County’s response and recovery operations plan in the event of an 
emergency, including localized events or larger catastrophes. The plan establishes roles and 
responsibilities, specific policies, and general procedures, and aims to facilitate collaboration between 
the County of Riverside Operational Area Emergency Operations Center, first responders, and support 
agencies.  
 
Riverside County Airport Land Use Compatibility Plan 
The Riverside County Airport Land Use Compatibility Plan Policy Document (ALUCP) was adopted by 
the Riverside County Airport Land Use Commissions (ALUC) in 2004. The plan establishes land use 
compatibility criteria for the influence areas of airports in Riverside County, including the Jacqueline 
Cochran Regional Airport. As defined by the California State Aeronautics Act (Public Utilities Code 
Sections 21670 et seq.), the purpose of the ALUC, and, likewise the ALUCP, is “… to protect public 
health, safety, and welfare by ensuring the orderly expansion of airports and the adoption of land use 
measures that minimize the public’s exposure to excessive noise and safety hazards within areas around 
public airports to the extent that these areas are not already devoted to incompatible uses.” As discussed 
in this document, the Project site is within the influence area for the Jacqueline Cochran Regional Airport 
(JCRA). 
 
 

2.11.4 Environmental Setting 
 
A hazardous material is any substance that, because of its quantity, concentration, or physical or 
chemical properties, may pose a hazard to human health and the environment. Under Title 22 of the 
California Code of Regulations (CCR), the term “hazardous substance” refers to both hazardous 
materials and hazardous wastes. Both of these are classified according to four properties: (1) ignitability; 
(2) corrosivity; (3) reactivity; and (4) toxicity. A hazardous material is defined as a substance or 
combination of substances which may either (1) cause, or significantly contribute to an increase in 
mortality or an increase in serious irreversible, or incapacitating reversible illness; or (2) pose a 
substantial present or potential hazard to human health or the environment when improperly treated, 
stored, transported, disposed of or otherwise managed.  
 
Hazardous materials and chemicals are commonly used by industry, businesses, and at home. Sources 
of hazardous materials include smaller businesses, such as service stations and dry cleaners, as well as 
larger operations, such as chemical manufacturers. Common household products such as paints, 
cleaners, oils, batteries, and pesticides also contain potentially hazardous ingredients. If improperly 
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handled, hazardous materials and waste can compromise public health when released to the soil, 
groundwater, or air. The four basic exposure pathways through which an individual can be exposed to a 
chemical agent include: inhalation, ingestion, bodily contact, and injection.  
 

Both the federal government and the State of California require all businesses that store hazardous 
materials in excess of specified quantities to report their chemical inventories in a Hazardous Materials 
Management Plan. Businesses are also required to report releases of toxic chemicals into the air, water, 
and land, as well as off-site transfers of waste to another location. Facilities that store hazardous materials 
are required to report on pollution prevention activities and chemical recycling. All of these businesses 
operate under stringent regulations governing the storage, use, manufacturing, and handling of 
hazardous materials. 
 

In addition to the use of hazardous materials during the operations of industry, businesses, and 
residences, construction can also result in an accidental release. The accidental release of hazardous 
materials or waste can lead to exposure of workers or the public to health hazards when such materials 
are released to the soil, groundwater, or air. Disturbance of subsurface soil during construction can also 
lead to exposure of workers or the public from stockpiling, handling, or transportation of soils 
contaminated by hazardous materials from pervious spills or leaks. 
 
There are several transit routes that pass through or near the project planning area and that transport 
hazardous materials. These transit routes include Highway 111, SR 86, and the Union Pacific Railroad. 
In the event a hazardous materials spill occurs on or along highways and freeways, the California 
Highway Patrol is responsible for coordinating clean up, with assistance from Caltrans and local law 
enforcement and fire agencies. 
 
 

2.11.5 Existing Conditions 
 
The Project property was in an undeveloped and natural state up until at least 1949, when agricultural 
activities began on the northeastern portion of the site. By 1959 the entire site was in agricultural use and 
has continued in this state to the present day.  
 

A Phase 1 Environmental Site Assessment was prepared for the Project to determine if Recognized 
Environmental Conditions (RECs) are present on the subject property. RECs are defined as being the 
presence or likely presence of hazardous material releases within a property. The proposed Project would 
result in a mix of residential, commercial, resort, RV park and equestrian uses on 619.1± acres. The site 
is currently in use for agriculture, and is mostly either fallow, recently disked, or recently planted. On-site 
structures and equipment associated with agricultural activity include irrigation standpipes, irrigation 
pipelines, and sprinklers, as well as one shop building and four large shelters. In the shop building area, 
there is also a fenced equipment storage yard, scattered farming equipment, a groundwater pump, a 
water tank, and two empty aboveground tanks.  
 

The eight (8) aboveground storage tanks occurring on the site have the following contents: one former 
diesel tank, one former gasoline tank, one former waste oil tank, one active water tank next to a 
groundwater well, two empty and unlabeled tanks, and two active water/fertilizer tanks. Previous reports, 
observation, and soil samples indicate that there has not been a significant release of fuels or petroleum 
hydrocarbons associated with these tanks. No underground storage tanks have been reported on the 
subject site. 
 
Drums containing potentially hazardous materials including waste oil, equipment lube, motor oil, hydraulic 
oil, mineral spirits, Stoddard solvent, automatic transmission fluid, and herbicides, were also reported or 
observed on the subject site. Releases of these materials were not reported or observed, other than 
waste oil spilled from one drum, resulting in an impacted area of soil approximately five feet wide and 
two feet deep. The Phase 1 ESA identified this spilled waste oil as a REC.  
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Smaller containers holding grease, transmission oil, gear lubricant, and ethylene glycol also occur on the 
site, including one bucket of waste oil that impacted soils in an approximately four-by-six foot area at a 
depth of approximately one foot. Soil testing of the subject property found that elevated pesticide 
concentrations are not present within the on-site soils. No other RECs were identified on the site, 
including historical RECs.  
 
Other Environmental Conditions (OEC) are defined as features or issues that, while being determined to 
have a relatively low probability of resulting in significant contamination, should be considered in project 
planning and risk management. The four following OECs were encountered on the Project site: (1) the 
potential removal of the onsite groundwater well; (2) reported elevated arsenic concentrations in the 
groundwater underlying the site; (3) potential presence of asbestos in the irrigation pipes underlying the 
site; and (4) potential asbestos-containing materials present in a converted container in the shop building 
on the site.  
 
Local Hazardous Materials Sites 
Existing land uses in the vicinity of the Project site are largely agricultural with increasing urbanization to 
the north and east. There are no large or small commercial enterprises, auto dealerships with related 
maintenance facilities, gasoline service stations, restaurants or other potential generators of hazardous 
materials in the Project vicinity. Sites to the north and east of the subject property are occupied by 
agricultural uses including date palm orchards, pastures, and horse corrals, as well as dwellings. Land 
to the south of the property includes an unlined and water-filled reservoir, two large, motorized water 
pumps, a dry concrete-lined canal, and vacant land. Minor nuisance debris was visible along the canal 
and on the vacant property to the south, but no potentially hazardous materials were observed. Lands to 
the west of the subject property are also vacant, and no potential hazardous material sources were 
observed.  
 
The former Thermal Landfill site is approximately 2.5 miles northeast of the subject property. The landfill 
was closed in 1972. The site is identified on the Cortese List as a source of “metals, organochlorine 
pesticides and polynuclear aromatic hydrocarbons”. On July 27, 2016, the Department of Toxic 
Substances Control (DTSC) approved the Removal Action Work plan and an agency-approved 
maintenance plan is in effect. There are no other hazardous material sites in proximity of the subject 
property. The Phase 1 ESA prepared for the Project concluded that there is a relatively low potential that 
contaminants from offsite properties have migrated to the subject site or impacted underlying soils and/or 
groundwater.  
 
Schools 
The subject property is located one-half mile north of the Desert Mirage High School, Toro Canyon Middle 
School and the Las Palmas Elementary School located at the northeast corner of Tyler Street and Ave 
66. 
 
Airports 
The proposed Project site is located 1.25± miles southwest of the nearest runway of the County-owned 
and operated Jacqueline Cochran Regional Airport (JCRA; aka Thermal Airport), which consists of a long 
north-south runway and a shorter NW/SE runway, as well as a variety of hangers, offices and other 
buildings and facilities. As shown in Exhibit 2.11-4, nearly the entire Project site is located within Land 
Use Compatibility Zone D for the airport (a small portion in the S/W corner is in Zone E). The proposed 
Project’s uses and densities/intensities were found by the Riverside County Airport Land Use 
Commission to be generally consistent with the Basic Compatibility Criteria in Table 2A of the Airport 
Land Use Compatibility Plan (ALUCP). 
  

The entire Project site lies outside of the 55 dB CNEL contour for the ultimate buildout of the airport (see 
Exhibit 2.11-3). As shown in Table 2B on page 2-23 of the ALUCP, residential uses are considered 
“clearly appropriate” outside of the 55 dB CNEL contour. 
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CVWD Middleton Reservoir 7802-1 Site 
An off-site 5-million-gallon domestic water reservoir is required to meet Project demand and fire flows. 
CVWD has identified the existing CVWD Middleton Reservoir 7802-1 site located 2.4± miles southwest 
of the Project site (see Exhibit 1-11) as the appropriate location for the new reservoir. A 2.5 mg reservoir 
was constructed at this site in 2002-04. The existing reservoir site is graded and located behind an 
earthen berm with existing access and site security. The berm will be shifted north 35± feet to 
accommodate the new reservoir. The new reservoir will connect to existing lines and no new off-site 
water lines will be required.  
 
 

2.11.6 Project Impacts 
 

Hazards and Hazardous Materials 
 

a) Create a significant hazard to the public or the environment through the routine transport, 
use, or disposal of hazardous materials? 

 

Neither the construction nor long-term operation of the proposed Project is expected to involve the routine 
transport, loading or unloading of hazardous materials that could pose a threat to the public.  
 

Construction: 
The Project proposes the development of residential, commercial, resort, RV park and equestrian uses 
on the subject property. Construction of these uses would likely involve the temporary use of potentially 
hazardous and flammable materials such as vehicle fuels, paints, and oils. The use of these substances 
would be temporary, would not be stored or used in large quantities, and would not be stored in a manner 
that would pose a significant hazard to the public. All potentially hazardous materials would be contained, 
stored, and used in accordance with the manufacturers’ instructions and handled in compliance with 
applicable federal, State, and local regulations. Any associated risk would be reduced to less than a 
significant level through compliance with these standards and regulations.  
 
Operation: 
The proposed residential, commercial, resort, and equestrian uses could involve the use of limited 
quantities of hazardous materials, which could be transported and stored within the subject site. 
Operation of the Project could involve cleaning and degreasing solvents, fertilizers, pesticides, and other 
materials used in the regular maintenance of buildings and landscaping, the proposed equestrian uses 
will also involve the use of fuels for grounds and facilities maintenance. The quantities stored on the site 
would be typical of commercial uses, would be contained, stored, and used in accordance with the 
manufacturers’ instructions, and would be regulated by State and local laws, including the California Fire 
Code (Title 24, Part 9, Chapter 50 – Hazardous Materials).  
 

Operation of the equestrian center will also result in the generation of manure. Based upon a peak horse 
occupancy of 2,700 animals the Project could generate approximately 135,000 pounds of manure daily.4 
Manure is not classified as a hazardous material, but it can contain harmful elements such as 
phosphorus, salts, ammonia, bacteria, and viruses. If these elements contaminate waterways or water 
supplies as a result of improper management, impacts to ecosystems and/or drinking water may occur.5 
The equestrian center will be responsible for collecting and hauling manure off-site on a daily basis. 
Horse stalls will also have mats installed to help prevent seepage of manure into the ground. Proper 
handling and removal will ensure that no hazards to the public or the environment occur as a result of 
the manure.  

 
4  Horse Manure Management Plans (September 2020), Michigan State University 

https://www.canr.msu.edu/resources/horse-manure-management-plans (accessed June 2023). 
5  Riverside County Watershed Protection, Horse Owners https://rcwatershed.org/residents/at-home/horse-

owners/ (Accessed February 2023).  
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The Project proposes the installation of an IID substation in PA-1. Operation and maintenance of the 
substation could involve hazardous materials such as transformer oil, sulfur hexafluoride circuit breakers, 
battery acid, as well as paints, lubricants, and gases for minor maintenance. The storage and use of 
these substances would be subject to State and federal regulations. Applicable regulations from the US 
EPA and the CalEPA may require the preparation of a Spill Prevention, Control, and Countermeasure 
(SPCC) Plan and/or a Hazardous Materials Business Plan (HMBP). Proper design and maintenance of 
the proposed substation, as well as compliance with the applicable laws and regulations for the storage 
and handling of hazardous materials, will prevent hazards impacting the public or the environment. 
 
CVWD Middleton Reservoir 7802-1 Site 
Construction and operation of the Project reservoir will not involve the routine transport, use, or disposal 
of hazardous materials. The reservoir site has already been partially developed for multiple tanks and is 
surrounded by a 25-foot earthen berm. Development of the subject 5 mg tank will require substantial 
earthwork associated with the shifting of the existing berm north 35± feet. Its construction will rely on 
conventional construction methods and materials, including haul vehicles, cranes, concrete trucks and 
related materials. The reservoir will be of welded steel on a concrete pad. Once in operation, CVWD staff 
will make periodic trips to inspect the reservoir. Construction and operation of the Project reservoir will 
not involve the routine transport, use, or disposal of hazardous materials associated with the construction 
or operation of the reservoir. 
 
Overall, the Project is not expected to create a significant hazard to the public or the environment through 
the routine transport, use, or disposal of hazardous materials during construction or operation given the 
Project’s compliance with all applicable regulatory requirements. Impacts will be less than significant.  
 
 

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

The subject site has been in use for agriculture since the early 1950s. Multiple structures, a well and 
irrigation lines have been constructed on the site over decades, and various equipment and containers 
remain on the site. Some of these containers hold potentially hazardous materials such as waste oils, 
fertilizers, and lubricants. These substances must be handled and disposed of appropriately to minimize 
risk of exposure, particularly during development of the Project. 
 
The Phase 1 ESA prepared for the Project site identified one recognized environmental condition (REC) 
on the site, as well as four other environmental conditions (OECs). These conditions, as well as 
recommended actions to mitigate potential impacts, are described below. The Phase 1 ESA also 
concluded that there is a low potential that contaminants from off-site properties have migrated to the 
subject site and impacted the underlying soil and/or groundwater. The report also found no record of 
historical RECs on the site, which are past releases that have been remediated to below residential 
cleanup standards and given regulatory closure.  
 
As discussed above, multiple aboveground tanks, drums of 30- and 55-gallon capacities, and smaller 
containers holding potentially hazardous materials occur on the site. These potentially hazardous 
substances are mostly related to maintaining agricultural equipment and other agricultural activities 
conducted on the site. Such substances include fuels, waste oil, pesticides, and fertilizers, as well as oils, 
lubricants, and solvents. Except for the REC identified in the ESA, significant releases of these materials 
were not reported or observed at the site.  
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The identified REC is waste oil spilled from a 55-gallon drum located approximately 85 feet south of the 
shop building on the site (Exhibit 2.11-1). The resulting stained and odorous soil covers an area 
approximately 5 feet in diameter and 2 feet deep. An additional, and smaller spill, not identified as a REC, 
occurred in the eastern portion of the shop building. This spilled waste oil, from a 5-gallon bucket, was 
observed as having affected an area of approximately 4 by 6 feet, and a depth of one foot. HAZ-1 
provides measures to mitigate the potential impact associated with these spills of waste oil. It is 
recommended that the waste oil contained in the 5-gallon bucket and the 55-gallon be transferred to U.S. 
Department of Transportation (DOT)-certified 55-gallon drums, as defined in §173.3 of Title 49 of the 
Code of Federal Regulations. The DOT-certified drums should then be appropriately labeled and 
transported from the site to a local State-licensed recycler. It is also recommended that impacted soils 
beneath and adjacent to the waste oil containers be excavated and placed into DOT-certified 55-gallon 
drums. The drums of oil-impacted soil should also be disposed of at a State-licensed disposal facility.   
 
Given that the Project site has been in use for agriculture for multiple decades, it was suspected that 
pesticides would be present in superficial soils on the property. Of the seven soil samples collected, most 
did not contain detectable levels of any pesticides, and those detected reported only trace concentrations 
well below regulatory screening levels. The Phase 1 ESA determined that levels of pesticide 
concentrations exceeding regulatory limits are not present on the soils covering the subject site.  
 
As noted above, a groundwater well is located on the subject site and its use will be limited to landscape 
and arena irrigation and watering. If the groundwater beneath the site will be used for human or animal 
consumption, then it should first be tested to ensure that it has not been contaminated by pesticides. As 
stated in HAZ-2, if the groundwater on-site will be consumed, then it should be first tested for 
contaminants including arsenic and fluoride. If contaminants are present, then the water should be treated 
before use. 
 
Four OECs were identified on the subject site. These conditions were judged to have a relatively low 
probability of resulting in a significant contaminant impact to the site but should be considered in project 
planning and risk management. Two of the conditions refer to the use of on-site well water and reports 
of elevated arsenic concentrations. These OECs are addressed above and by the implementation of 
HAZ-2 if necessary. The other two identified OECs pertain to asbestos and are discussed below.   
 
The four on-site shelters and one shop building are all comprised of steel beams and corrugated sheet 
metal. Materials potentially containing asbestos were not observed in the four shelter structures. The 
shop building contains a storage container that has been converted into an office, storage room, and 
bathroom. While no asbestos was observed in the building or container, the suspected date of 
construction of the container (ca. 1978 - 1981) indicates the potential for asbestos-containing materials. 
Additionally, based on aerial photographs, approximately 6-miles of irrigation pipe were placed beneath 
the Project site in the early 1950s. It is possible that this pipe could be comprised of asbestos-concrete 
(transite). While testing for asbestos-containing materials in the container or in the irrigation pipe has not 
been conducted, precautionary measures are recommended in HAZ-3 and HAZ-4 to reduce potential 
exposure.  
 
Finally, given the long-term agricultural activities on the site, unknown hazardous materials sources may 
occur underground. It is recommended in HAZ-5 that during soil excavations for Project construction, 
monitoring be conducted for evidence of potential material spills or sources, such as unanticipated 
underground drums or storage tanks. While these conditions are not anticipated, monitoring during 
excavation, grading, or other ground-disturbing activities will ensure that proper action can be taken 
should contamination or sources be identified.  
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Overall, while multiple sources of potentially hazardous materials may occur on the subject site, mitigation 
measures have been provided to ensure that a significant hazard to the public or the environment will not 
occur as a result. The hazardous materials identified on-site primarily have a risk of toxicity with exposure 
or consumption. With implementation of HAZ-1 to HAZ-5 the Project will not create a significant hazard 
to the public or the environment through reasonably foreseeable upset and accident conditions involving 
the release of hazardous materials into the environment. 
 
CVWD Middleton Reservoir 7802-1 Site 
Construction and operation of the Project reservoir will not involve the routine transport, use, or disposal 
of hazardous materials. The reservoir site has already been partially improved for multiple tanks and is 
surrounded by a 25-foot earthen berm. Development of the subject 5 mg reservoir will require 
conventional construction methods and materials, including haul vehicles, cranes, concrete trucks and 
related materials. The reservoir will be of welded steel on a concrete pad. Once in operation, CVWD staff 
will make periodic trips to inspect the reservoir. Construction and operation of the Project reservoir will 
not result in a significant potential for reasonably foreseeable upset or accidents involving the release of 
hazardous materials into the environment. Impacts will be less than significant. 
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c) Impair implementation of or physically interfere with an adopted emergency response plan 
or an emergency evacuation plan? 

 
Harrison Street, Tyler Street, and 62nd Avenue are all existing 2-lane paved roads along the Project’s 
north, east, and west frontages; 64th Avenue is currently undeveloped along the Project’s southern 
boundary. Per the County’s General Plan Circulation Element, each of these roads will require dedication 
of additional right-of-way (ROW) to accommodate the ultimate half-street design improvements required 
by the General Plan. 
 
The County’s General Plan and Emergency Operations Plans do not designate official emergency 
evacuation routes. However, Highway 86 and Highway 111/Grapefruit Boulevard are located 
approximately 3.5 miles to the east of the subject site, and Harrison Street and 62nd Avenue, which bound 
the site to the north and west, are designated expressways. These highways and roadways would likely 
be important routes in the case of evacuation.  
 
The Project will improve the half-widths of three existing two-lane paved roads along its frontages in order 
to meet the standard provided in the County General Plan Circulation Element, which will ensure that 
these roads provide adequate capacity for emergency response and evacuation.  
 
With the proposed improvements, the bounding roadways will be of arterial scale, and would be of 
adequate capacity and condition to be used as evacuation routes if needed. Furthermore, Avenue 62 
provides direct access to Grapefruit Boulevard / Highway 111 and Highway 86 to the east of the Project 
site. These regional roadways could be used by people evacuating the area during an emergency. 
 
Construction of the Project would involve temporary impacts to the bounding roadways, including during 
the installation of utilities in the right of ways and construction of the roadway improvements. This 
construction would be temporary and impacts to roadways would not endure through the entire Project 
construction period. Although temporary lane closures may occur, in the event of an emergency, 
construction crews would cease all work and would remove any equipment that would impede the flow 
of traffic. Furthermore, while construction activities may require temporary lane closures, appropriate 
traffic management and control measures would be followed. A standard construction traffic management 
plan will be prepared. Therefore, construction of the proposed development would not physically interfere 
with emergency response or evacuation plans.  
 
The proposed road improvements, once complete, would facilitate evacuations and emergency 
responses. Project operations would not impair or interfere with emergency response or evacuation 
plans. The Project will provide one entry point on Avenue 62, two along Harrison Street, and three on 
Tyler Street (see Exhibit 2.11-2). Project entries and internal circulation will be reviewed by the County 
Fire Department and Knox Boxes provided to ensure adequate emergency access.  
 
Events will regularly be held during the competition season in the proposed equestrian center, during 
which traffic on surrounding major roadways may be temporarily increased. However, the transportation 
impact analysis (Section 2.18 of this EIR) analyzed potential traffic impacts during event levels of activity 
to ensure that any potential impacts will be mitigated. Furthermore, direct access to each of the six 
Planning Areas, and adequate on-site parking and internal circulation will ensure that events held at the 
equestrian center will not physically interfere with emergency evacuation.  
 
CVWD Middleton Reservoir 7802-1 Site 
The reservoir site has already been improved and is surrounded by a 25-foot earthen berm. The reservoir 
site is located away from most development on the lower slopes of the Martinez Canyon alluvial fan and 
is not near any paved public road that may be used for emergency access or evacuation purposes. 
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Therefore, the Project reservoir will not physically interfere with an adopted emergency response plan or 
an emergency evacuation plan.  
 
Overall, the proposed Project is not expected to interfere with any emergency response or evacuation 
plans or programs. Site plan review from the County Fire Department will ensure that impacts will be less 
than significant.  
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Airports 
 

a) Result in an inconsistency with an Airport Master Plan? 
b) Require review by the Airport Land Use Commission? 
 

The Project site is located 1.25± miles southwest of the nearest runway of the Jacqueline Cochran 
Regional Airport (JCRA). The Project includes a General Plan Amendment, Specific Plan, subdivisions 
and development plans, which are subject to review by the County Airport Land Use Commission (ALUC). 
Pursuant to consultation with ALUC staff, the Project proponent submitted an ALUC application and 
supporting data and information addressing areas of ALUC purview and concern. At ALUC’s 
recommendation, the applicant also filed applications with the FAA asking that they evaluate the Project’s 
potential to obstruct navigation at the airport. As noted above, the FAA issued notices determining that 
the Project will not adversely impact or obstruct aircraft navigation at the airport.6  
 
In addition, the Riverside County ALUC considered the Project at its July 13, 2023 meeting and 
determined that the Project is “consistent” with the Riverside County-Wide Land Use Compatibility 
Policies and the JCRA Land Use Compatibility Plan, including with respect to noise, safety, and 
occupancy/density considerations. ALUC conditions of approval include hooded or shielded lighting on 
site and property buyer notification of a nearby airport. The ALUC approval also cites a variety of 
prohibited uses, including lighting or electrical interference that could adversely impact aircraft navigation. 
 
Noise 
As noted above, the entire site lies well outside the future 60 dB and 55 dB CNEL contours for ultimate 
airport operations (see Exhibit 2.11-3). The ALUC also determined that the project will not be exposed 
to unacceptable noise levels from airport operations. The Project will therefore not expose residents or 
the public to excessive noise levels.  
 
Safety and Occupancy Density 
As shown in Exhibit 2.11-4, all but a limited portion of the site is located in Land Use Compatibility Zone 
D, which allows or conditionally allows for the proposed plan and uses. A small portion of the 
southwestern corner of the site is in Compatibility Zone E. Both Zone D and Zone E have a low safety 
risk level.7  
 
All of the proposed land uses and densities/intensities within the Project were considered by the Riverside 
County ALUC and found to be consistent with the applicable Airport Land Use Compatibility Plan 
(ALUCP). The record of proceedings of the ALUC hearing on July 13, 2023 are hereby incorporated into 
the analysis contained in this section of the Draft EIR. The single-family estates homes proposed for 
Planning Area 2, which makes up the northern portion of the site, were found to be compatible with the 
airport land use compatibility plan based on unique aspects of the planning area, including large areas 
of open land and low residential densities. As noted in the noise discussion above, the entire site is 
outside the airport’s ultimate 55 dB CNEL contour. County-wide ALUC policy states that residential uses 
are considered “clearly appropriate” outside of the 55 dB CNEL contour.  
 
Both Zones D and E are designated as low safety risk areas with regard to aircraft operations at the 
airport. Zone D is assigned to areas outside of the extended approach and departure zones for airport 
traffic, and thus is considered to have a low risk of safety impacts. As was noted by the ALUC, the Project 
provides three times the requisite open lands to ensure adequate on-site safety. Therefore, as 
determined by the Riverside County ALUC, the Project will not expose Project residents or visitors to a 
significant safety hazard and impacts will be less than significant. 
 

 
6  Op. cit. FAA June 12, 2023 (where can this be found? Can we include it in an appendix?). 
7  Riverside County Airport Land Use Compatibility Plan, p.3-3, table 3A.  
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CVWD Middleton Reservoir 7802-1 Site 
The reservoir site is located outside any airport, the Jacqueline Cochran Regional Airport (JCRA) being 
located 4.80± miles to the north. Therefore, construction of the subject Project reservoir will not create 
an inconsistency with an JCRA Airport Master Plan, nor will it require review by the County Airport Land 
Use Commission. The Project reservoir will create no impacts in this regard. 
 
Conclusion 
On July 13, 2023, the Riverside County ALUC held a public hearing on the Project’s consistency with 
county-wide airport policy and the JCRA Land Use Compatibility Plan and determined that the noise and 
safety hazards to the Project site and to airport operations will not be increased by the Project.  
Accordingly, the Project will be consistent with the JCRA Land Use Compatibility Plan, will not exposed 
Project residents and guests to significant noise and safety hazards, and with the implementation of 
ALUC conditions of approval will have a less than significant impact on airport operations. Impacts will 
be less than significant. 
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c) For a project located within an airport land use plan or, where such a plan has not been 
adopted, within two (2) miles of a public airport or public use airport, would the project 
result in a safety hazard for people residing or working in the project area? 

 
Safety and Occupancy Density 
As discussed in Section 2.11.6 (d) above, the Project site is located almost entirely within Land Use 
Compatibility Zone D, which is characterized as an area associated with primary traffic patterns and 
runway buffer areas. The small remaining portion of the Project site is located in Zone E, which is 
associated with other airport environs. According to Table 3A in the ALUCP, Zone D and E have a low 
safety risk level.  
 
As discussed in the previous section, the proposed development densities and future occupancy levels 
fall within allowable or conditionally allowable ranges. The potential visitor densities at the equestrian 
center planned in PA-1 and the proposed residential density in Planning Area 2, were determined by the 
ALUC to be consistent with county-wide airport policy and with the JCRA Land Use Compatibility Plan. 
The ALUC concluded that the proposed Project would not result in a significant safety hazard, whether 
from noise or emergency landings, for people residing or working in the Project area, and determined the 
Project to be consistent with county-wide and airport-specific policies.  
 
Aircraft Overflights 
Table 2A in the ALUCP prohibits hazards to flight, which includes physical, visual and electronic forms of 
interference, as well as land use development that may attract birds. Zone D requires airspace review if 
proposed structures would exceed 70 feet in height, and Zone E requires airspace review for structures 
more than 100 feet tall. The Project proposes buildings and structures no taller than 65 feet, and thus 
would not result in physical hazards to flight related to tall objects.  
 
Nonetheless, the Project proponent prepared and submitted an obstruction evaluation application with 
the Federal Aviation Administration (FAA)8. This application serves to allow the FAA to further evaluate 
the project and potential obstructions to navigation. The FAA conducted an aeronautical study under the 
provisions of 49 U.S.C., Section 44718 and if applicable Title 14 of the Code of Federal Regulations, part 
77. On June 12, 2023, the FAA issued a “Determination of No Hazard to Navigation” and found that the 
Project will not adversely affect operations at the airport.9 
 
Bird Hazards 
Pursuant to consultation with ALUC staff, the Project proponent prepared a Wildlife Hazard Management 
Plan (WHMP) and report addressing the potential attraction of birds as a land use compatibility issue10. 
The WHMP report provides recommendations to ensure that the proposed Project does not create or 
result in significant hazards to airport operations. According to the WHMP report, the FAA Wildlife Strike 
Database reports strike rates for the Jacqueline Cochran Regional Airport as being well below those 
observed at other airports of a similar size. Various water bodies, including puddles, irrigation canals, 
stormwater detention/retention ponds, recreational lakes, and sewage treatment plant ponds occur in the 
Project area. The Salton Sea is also located approximately 8.4 miles south of the subject site. Wildlife 
species, including birds, have the potential to be attracted to these water bodies, as well as to the various 
agricultural activities in the area. An existing equestrian facility to the northeast of the Project was found 
to have small numbers of birds on the site.  

 
8  Notice of Proposed Construction or Alteration – Off Airport, 2023-AWP-7551-OE Obstruction Evaluation 

Version 2022.  
9  Federal Aviation Administration Aeronautical Study No. 2023-AWP-9101-OE. June 12, 2023.) 
10  Wildlife Hazard Site Visit and Wildlife Hazard Management Plan, prepared for Thermal Ranch Project, 

Thermal, California. Prepared by BASH Incorporated. July 2022 (Revised March 2023). 
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At the time that the WHMP was prepared, fields on the subject site were plowed and supported almost 
no vegetation. Only a few small birds were observed on the site at this time; however, it is possible that 
larger bird aggregations could be attracted to the site during active cultivation. The surveys for wildlife in 
the surrounding area focused on an approximately 5-miles radius around the subject site, but also 
extended to the Salton Sea due its importance for wildlife. The survey observed 99 species of bird and 
eleven species or mammal or their sign in the area; however, the vast majority of these species were not 
observed directly on the Project site. 
 
Overall, the WHMP found that some features of the proposed Project, including the equestrian facilities 
and operations, landscaping, food and trash management, as well as any potential water bodies, have 
the potential to attract wildlife to the subject site. The report concludes that without proper Project design 
or the implementation of appropriate mitigation, the Project could create a moderate risk of bird strikes to 
aircrafts operations from the JCRA.  
 
Based on these findings, the WHMP provides several mitigation measures which may be adopted by the 
County as they have by ALUC and will ensure that potential wildlife-related obstructions to airport safety 
will be less than significant. Compliance with the provisions of the WHMP were incorporated in the 
ALUC’s Project conditions of approval and EIR Mitigation Measures. Mitigation Measures AIR-1 through 
AIR-7 set forth both passive control and active deterrent measures to ensure that wildlife will not be 
attracted to the Project site such that a safety hazard could occur as a result. Proper implementation of 
the provided measures will ensure that any potential risks resulting from the Project will be less than 
significant.  
 
CVWD Middleton Reservoir 7802-1 Site 
The Project reservoir site is located outside any airport land use plan and is not locate within two (2) miles 
of a public airport or public use airport. Therefore, construction and operation of the Project reservoir will 
not result in a safety hazard for people residing or working in the project area.  
 
 

2.11.7 Mitigation Measures  
 
Hazards and Hazardous Materials  
 
HAZ-1 The waste oil in the 5-gallon bucket in the shop building and 55-gallon drum south of the 

shop building shall be transferred to DOT-certified 55-gallon drums, appropriately labeled, 
and then transported from the site to a local State-licensed recycler.  

  
The oil-impacted soil beneath and adjacent to the waste oil containers shall be excavated 
and placed into DOT-certified 55-gallon drums. The estimated volume of impacted soil 
beneath the 5-gallon bucket is 24 cubic feet (four 55-gallon drums). The estimated volume 
of impacted soil beneath the 55-gallon drum is 40 cubic feet (six 55-gallon drums). This 
soil shall be transported from the site and properly disposed at a State-licensed disposal 
facility. 
 

HAZ-2 If the on-site groundwater well will not be used during Project operations, then it shall be 
abandoned in accordance with applicable County regulations. If the well will be used for 
potable purposes (animal or human), groundwater shall first be tested for potential 
contaminants such as arsenic and fluoride. If elevated concentrations are identified, then 
the groundwater must be treated before potable use or must be limited to non-potable 
uses.  
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HAZ-3 If the on-site irrigation pipes are removed, they shall be tested for asbestos. If asbestos is 
reported in the pipe in concentrations that exceed regulatory limits, then it shall be 
removed and disposed in accordance with local and state guidelines, and under the 
guidance of a state-certified Asbestos Consultant.  

 
HAZ-4  Prior to removal, the existing on-site shop and other buildings shall be surveyed for 

asbestos in accordance with County demolition guidelines. The survey shall be overseen 
by a state-certified Asbestos Consultant, and provide results regarding the presence of 
asbestos-containing materials, their location, estimated quantity, and recommendations 
for removal, containment, and disposal.  

 
HAZ-5 The grading and general contractors shall monitor site disturbing operations for visible soil 

staining and odor, as well as the presence of unknown hazardous material sources during 
on-site soil excavations. If evidence of hazardous materials contamination or sources, 
such as buried 55-gallon drums or underground storage tanks, are suspected or identified, 
then an environmental professional shall be retained to evaluate the proper course of 
remedial action.  

 
HAZ-6 Prior to the initiation of Project-related site disturbance and in consultation with the 

Department of Toxic Substance Control, additional soil sample collection and testing shall 
be conducted across the site, including around the existing ag buildings and in areas 
where soil contamination has been identified. Sampling shall also be conducted at 
locations such as pits, sumps, or other underground waste disposal areas where agro-
chemicals or other potentially hazardous materials may have been prepared or disposed 
of. Said sampling and testing shall be performed in conformance with the Department of 
Toxic Substance Control’s “Interim Guidance for Sampling Agricultural Properties” (DTSC, 
2008). The results shall be reported to County Environmental Health and shall be found 
to be acceptable prior to the initiation of site disturbing activities. 

 
Airports 

 
AIR-1  If the Project will include stormwater retention basins, such features must drain within 48 

hours following the end of flooding events. Retention structures shall remain dry between 
such events. Permanent retention of water, defined as outside the above parameters, is 
prohibited within the separation criteria defined by the FAA and ALUC.  

 
AIR-2 If the developer proposes any long-term water features with untreated water that could 

allow vegetation in or along the edges of the feature, the following strategies must be 
applied to minimize the attractiveness to potentially hazardous species: 
o The shape of any natural water features shall be engineered to eliminate coves, 

peninsulas, and convoluted shorelines to create an open structure that is less 
attractive to species of interest.  

o A water clarification system shall be installed to “sterilize” the water and remove 
organic matter that would otherwise form the base of a food chain that could promote 
zooplankton, macroinvertebrates and larger species that would feed on.  

o The walls of any potential water features shall be designed with steep sides in order 
to limit shallow shoreline access for wading birds, and developed with a sand or 
gravel shoreline to prevent vegetation from forming. In addition, vegetation shall be 
prevented from growing along the margins of water features.  

o The Project shall have staff dedicated to maintenance of any potential water 
features. This maintenance would involve cleaning of debris, and removal of 
vegetation and algae. 
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AIR-3 Equestrian buildings, including stables and arenas, shall include measures to deter birds 
from using such structures for shade or cover, as well as for nesting or roosting. Facilities 
for housing animals, feed production areas, feed troughs, and manure may also attract 
birds, and thus require mitigation. The following design and passive deterrence measures, 
as appropriate, will serve to avoid and/or minimize bird-related impacts:  
o Stables, arenas, and other structures shall be designed to minimize open, exposed 

ceilings with perching sites available.  
o Netting may be applied inside stables, arenas, and other structures to limit access 

to I-beams or other such supporting structures that may be favorable perching sites. 
Anti-perching spike strips may also be applied to favorable perching sites.  

o Feeding troughs, feed storage areas, or feed bins should occur under shade or other 
covered structures to limit visual exposure to flocking birds. 

o Minimize or preclude standing water in irrigated hayfields or other grazing areas. 
Water applied to such areas shall be limited to what is necessary to control dust or 
maintain vegetation and shall not be allowed to accumulate in puddles or along 
furrows.  

o Riding, training, and competition areas with grassy covering should use drought-
resistant grass species to minimize water use.  

o Manure shall be routinely removed from facilities and training areas and contained 
for disposal to avoid exposure to wildlife.  

 
AIR-4 If the Project will include a miniature golf course, it shall be constructed using artificial turf. 

No water features should be included as part of the course design.  
 

AIR-5 The Project shall ensure that landscape plans, including for the equestrian center, are 
compliant with the Riverside County ALUC landscaping guidelines. The guidelines 
include:  
o Vegetation used on site shall be suitable for xeriscape landscapes to minimize the 

need for irrigation.  
o Vegetation that produces seeds, fruits, or berries, or that will provide dense cover 

for nesting for roosting should be avoided.  
 
AIR-6 All household or industrial trash that includes organic material or food items shall be 

contained and covered at all times.  
o Manure generated in both community and individuals stables and horse training and 

competition areas shall be removed in conjunction with daily maintenance of 
facilities.  

o Dumpsters and household trash containers shall have lids that remain closed and 
that cannot be breeched or opened by birds or other wildlife.  

o Signs should be prominently placed in strategic locations to ensure that concessions 
and patrons using on-site swimming pools, recreational facilities, miniature golf 
courses, and clubhouses shall not intentionally or unintentionally feed birds 
anywhere on site. The no feeding policy shall be strictly enforced and shall be a 
mandatory inclusion in project covenants governing residents and guests.  

 
AIR-7 In addition to the passive deterrent measures provided above, wildlife management may 

include additional active deterrent measures, as necessary. Examples of possible active 
deterrent measures include:  
o Maintenance personnel trained and equipped to disperse birds that may attempt to 

access the facility. Such active harassment would be particularly important for the 
equestrian facilities and for any water bodies.  
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o Sonic devices, particularly long-range hailing devices with focused, high-decibel 
sound may be used to deter birds from the site.  

o Other methods of active deterrents, each with specific requirements and limitations 
include: remote-controlled devices such as drones, trained dogs, trained birds of 
prey, lasers, and removal of nests. 

 
 
 

2.11.8 Significance After Mitigation 
 
With implementation of the mitigation measures provided above, Project-related impacts will be less than 
significant.  
 

2.11.9 Cumulative Impacts 
 
Hazardous materials and risk of upset conditions are largely site-specific, resulting from the local 
conditions of individual developments. All new developments in the County are required to evaluate 
potential threats to public safety, including those associated with the accidental release of hazardous 
materials into the environment during construction and operation, the transport, use and disposal of 
hazardous materials, hazards to sensitive receptors, and emergency response.  
 
Likewise, the Riverside County Airport Land Use Compatibility Plan ensures that as the area around the 
JCRA urbanizes, cumulative impacts related to public safety will not occur or will not be considerable. 
The Project, and other development in the vicinity of the JCRA, will be subject to the regulations 
associated with the applicable land use compatibility zones, ensuring that potential safety hazards are 
minimized. All new developments in the Jacqueline Cochran airport influence area will be subject to the 
ALUCP policies and, if necessary, reviewed by the ALUC.  
 
Overall, compliance with local, state, and federal laws pertaining to hazardous materials, hazards and 
emergency response, as well as airport safety hazards, will ensure that the proposed Project will not 
combine with any related projects to cause a cumulatively considerable impact. Cumulative impacts 
would therefore be less than significant.   
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2.12 Hydrology and Water Quality 
 

2.12.1 Introduction 
 
This section describes existing hydrological conditions, including groundwater, surface water, water 
quality, stormwater, and flooding conditions within the Project area and evaluates potential impacts to 
hydrology and water quality that could result from implementation of the Project. The analysis in this 
section is based on the review of existing resources, applicable laws and regulations, and the Preliminary 
Drainage Report1 and prepared for the proposed Project. 
 

2.12.2 Thresholds of Significance 
 
The following thresholds or criteria are those recommended in §15064.7 of the CEQA Guidelines and 
Appendix G of the Guidelines, and are used to determine if and to what extent a project may have a 
potentially significant impact on area hydrology and water resources. The Project would have a significant 
effect if it would:  
 

a) Violate any water quality standards or waste discharge requirements or otherwise substantially 
degrade surface or ground water quality? 

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

c) Substantially alter the existing drainage pattern of the site or area, including through the alteration 
of the course of a stream or river or through the addition of impervious surfaces? 

d) Result in substantial erosion or siltation on-site or off-site? 
e) Substantially increase the rate or amount of surface runoff in a manner which would result in 

flooding on-site or off-site? 
f) Create or contribute runoff water which would exceed the capacity of existing or planned 

stormwater drainage systems or provide substantial additional sources of polluted runoff? 
g) Impede or redirect flood flows? 
h) In flood hazard, tsunami, or seiche zones, risk the release of pollutants due to project inundation? 
i) Conflict with or obstruct implementation of a water quality control plan or sustainable groundwater 

management plan? 
 
 

2.12.3 Regulatory Framework 
 
Federal 
 
National Flood Insurance Program  
The Federal Emergency Management Agency (FEMA) administers the National Flood Insurance 
Program (NFIP), which provides flood insurance, floodplain management, and flood hazard mapping. 
Communities subject to flood hazards voluntarily participate in the NFIP by adopting and enforcing 
floodplain management ordinances to reduce the potential for flood damage. In turn, the NFIP offers 
federally funded flood insurance to homeowners, renters, and business owners in participating 
communities. Under this program, FEMA produces Flood Insurance Rate Maps (FIRM) that identify 
properties and buildings in flood insurance risk areas. Flood hazards related to storm events are generally 
described in terms of 100- or 500-year floods with a 1 percent and 0.2 percent chance, respectively, of 
occurring every year.  
 

 
1  Preliminary Hydrology Report For Property Located in Section 5, T.7S., R.8E, prepared by MSA Consulting,  

Updated August 20, 2024. 
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Coachella Valley Water District (CVWD) and the County of Riverside are participants in the NFIP. As 
such, residents within these jurisdictions are eligible to purchase flood insurance if located in areas with 
a high risk of flooding. FEMA requires each participating jurisdiction to adopt a floodplain management 
ordinance to ensure that any new construction and/or substantial improvement within a mapped 
floodplain occurs in a manner that reduces potential damage to the public and property and discourages 
new development within floodways.  
 
Clean Water Act 
The Clean Water Act (CWA) was enacted by Congress in 1972 and amended several times since 
inception. It is the primary federal law regulating water quality in the United States and forms the basis 
for several state and local laws throughout the nation. Its objective is to reduce or eliminate water pollution 
in the nation’s rivers, streams, lakes, and coastal waters. The CWA prescribes the basic federal laws for 
regulating discharges of pollutants and sets minimum water quality standards for all “waters of the United 
States.” 
 
Several mechanisms are employed to control domestic, industrial, and agricultural pollution under the 
CWA. At the federal level, the CWA is administered by the U.S. Environmental Protection Agency 
(USEPA). At the state and regional level, the CWA is administered and enforced by the State Water 
Resources Control Board (SWRCB) and nine Regional Water Quality Control Boards (RWQCB). The 
State of California has developed several water quality laws, rules, and regulations, in part to assist in 
the implementation of the CWA and related federally mandated water quality requirements. In many 
cases, the federal requirements set minimum standards and policies, and the laws, rules, and regulations 
adopted by the State and regional boards exceed the federal requirements. 
 
CWA Section 303(d) lists polluted water bodies which require further attention to support future beneficial 
uses. For each listed water body, the State of California is required to establish Total Maximum Daily 
Load (TMDL) criteria for the pollutant(s) causing conditions of impairment.  
 
National Pollutant Discharge Elimination System 
The CWA has nationally regulated the discharge of pollutants to the waters of the U.S. from any point 
source since 1972. In 1987, amendments to the CWA added section 402(p), which established a 
framework for regulating nonpoint source (NPS) stormwater discharges under the National Pollutant 
Discharge Elimination System (NPDES). The Phase I NPDES stormwater program regulates stormwater 
discharges from industrial facilities, large and medium-sized municipal separate storm sewer systems 
(those serving more than 100,000 persons), and construction sites that disturb five or more acres of land. 
Under the program, the project sponsor is required to comply with two NPDES permit requirements. 
 
The NPDES General Construction Permit Requirements apply to clearing, grading, and disturbances to 
the ground, such as excavation. Construction activities on one or more acres are subject to a series of 
permitting requirements contained in the NPDES General Construction Permit. This permit requires the 
preparation and implementation of a Stormwater Pollution Prevention Plan (SWPPP) that includes Best 
Management Practices (BMPs) to be implemented during project construction.  
 
The NPDES program provides two levels of control for the protection of water quality: technology-based 
limits and water quality-based limits. Technology-based limits are based on the ability of dischargers to 
treat the water, while water quality-based limits are required if technology-based limits are not sufficient 
to protect the water body. The water quality-based effluent limitations required to meet water quality 
criteria in the receiving water are based on the National Toxics Rule, the California Toxics Rule, and the 
Basin Plan (see below under Porter-Cologne Water Quality Control Act). 
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Regional Water Quality Control Board – 401 Certification  
Pursuant to Section 401 of the CWA and EPA 404(b)(1) guidelines, in order for a USACOE federal permit 
applicant to conduct any activity that may result in discharge into navigable waters, the applicant must 
provide a certification from the RWQCB that such discharge will comply with State water quality 
standards. The RWCQB has a policy of no-net-loss of wetlands and typically requires mitigation for all 
impact to wetlands before it will issue water quality certification. To meet RWQCB 401 Certification 
standards, it is necessary to address all hydrologic issues related to a project, including: 
 

• Wetlands; 
• Watershed hydrograph modification; 
• Proposed riverine related modifications; and    
• Long term post-construction water quality. 

 
CWA Section 303(d) and Total Maximum Daily Loads (TMDLs)  
The CWA contains two strategies for managing water quality. One is a technology-based approach that 
includes requirements to maintain a minimum level of pollutant management using the best available 
technology. The other is a water quality-based approach that relies on evaluating the condition of surface 
waters and setting limitations on the amount of pollution that the water resource can be exposed to 
without adversely affecting the beneficial uses of those waters. Section 303(d) of the CWA bridges these 
two strategies and requires that states make a list of waters that are not attaining standards after the 
technology-based limits are put into place.  
 
For waters on this list, the states are required to develop total maximum daily loads or TMDLs. Total 
Maximum Daily Load (TMDL) refers to the amount of a specific pollutant a river, stream, or lake can 
assimilate and still meet federal water quality standards as provided in the CWA and addressed in the 
CWA 401 permit application. TMDL accounts for all sources of pollution, including point sources, non-
point sources, and natural background sources. Section 303(d) requires that regulatory agencies 
determine TMDLs for all water bodies that do not meet water quality standards.  
 
Section 303(d) list of impaired water bodies provides a prioritization and schedule for the development of 
TMDLS for the state. In compliance with Section 303(d) of the CWA (33 U.S. Code [USC] Section 1313[d], 
the SWRCB prepared, and USEPA approved, a 2010 list of impaired water bodies in California. The list 
includes a priority schedule for the development of TMDLs for each contaminant or “stressor” impacting 
the water body.  
 
The Coachella Valley Stormwater Channel is listed as being impaired2 and is on the TMDL required list 
for DDT (Dichlorodiphenyltrichloroethane), Dieldrin, Nitrogen, ammonia (Total Ammonia), PCBs 
(Polychlorinated biphenyls), Toxaphene, Toxicity and Indicator Bacteria under Section 303(d) of the 
Clean Water Act (CWA).  
 
State  
 
Porter-Cologne Water Quality Control Act (PCWQCA) 
California’s primary statute governing water quality and water pollution issues is the Porter-Cologne 
Water Quality Control Act of 1970 (Porter-Cologne Act). The Porter-Cologne Act grants the State Water 
Resource Control Board (SWRCB) and the Regional Water Quality Control Boards (RWQCBs) broad 
powers to protect water quality and is the primary vehicle for implementing California’s responsibilities 
under the federal CWA.  

 
2  Coachella Valley Water Management Plan, prepared by the Coachella Valley Water District. 2010. 
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The Porter-Cologne Act grants the SWRCB and the RWQCBs authority and responsibility to (1) adopt 
plans and policies; (2) regulate discharges to surface water and groundwater; (3) regulate waste disposal 
sites; and (4) require cleanup of discharges of hazardous materials and other pollutants. The Porter-
Cologne Act also establishes reporting requirements for unintended discharges of any hazardous 
substance, sewage, and oil or petroleum products. 
 
Each RWQCB must formulate and adopt a water quality plan (or Basin Plan) for its region. The regional 
plans conform to the policies set forth in the Porter-Cologne Act and those established by the SWRCB in 
its State Water Policy. The Porter-Cologne Act also enables the RWQCBs to include water discharge 
prohibitions applicable to particular conditions, areas, or types of waste within its regional plan. The 
RWQCBs are also authorized to (1) enforce discharge limitations; (2) take actions to prevent violations 
of these limitations from occurring; and (3) conduct investigations to determine the quality of any of the 
waters of the State. Civil and criminal penalties are imposed on persons who violate the requirements of 
the Porter-Cologne Act or any SWRCB/RWQCB orders. 
 
The Project is located within the jurisdiction of the Colorado River Basin Regional Water Quality Control 
Board (RWQCB) which has the authority to implement water quality protection standards through the 
issuance of permits for discharges to waters at locations within its jurisdiction. In this jurisdiction, all 
discharges to surface waters are subject to the Colorado River Basin Plan. 
 
Regional and Local  
 
Colorado River Basin Regional Water Quality Control Board (RWQCB) 
The Project planning area is under the jurisdiction of the Colorado River Basin RWQCB, which is 
responsible for the preparation and implementation of the water quality control plan for the basin. The 
Basin Plan defines the beneficial uses, water quality objectives, implementation programs, and 
monitoring and assessment programs for the waters in the region. Specifically, the Basin Plan designates 
beneficial uses for surface water and groundwater; sets narrative and numerical objectives that must be 
attained or maintained to protect the designated beneficial uses and conform to the state's anti-
degradation policy; describes implementation programs to protect the beneficial uses of all waters in the 
region; and describes surveillance and monitoring activities to evaluate the effectiveness of the Basin 
Plan. 
 
The Colorado River Basin RWQCB issues permits (i.e., waste discharge requirements and master 
reclamation permits) which require that waste and reclaimed water not be discharged in a manner that 
would cause an exceedance of applicable water quality objectives or adversely affect beneficial uses 
designated in the Basin Plan. The Colorado River Basin RWQCB enforces these permits through a 
variety of administrative means.  
 
Integrated Regional Water Management Plan 
The Coachella Valley Regional Water Management Group is a collaborative effort led by the five water 
purveyors in the Coachella Valley to develop an Integrated Regional Water Management Plan (IRWM) 
to address the valley’s water resources and water quality planning needs. The Coachella Valley Water 
District (CVWD), which provides water to Rancho Mirage, is partner in this organization. The IRWM 
applies Integrated Water Management (IWM) principles on a regional scale. In 2008, the five public water 
agencies in the Coachella Valley (including CVWD) formed the Coachella Valley Regional Water 
Management Group (CVRWMG). In 2010, they adopted the Coachella Valley Integrated Regional Water 
Management Plan (IRWMP). The IRWMP was updated in 2014 and 2018.3  
 

 
3  2018 Coachella Valley Integrated Regional Water Management & Stormwater Resource Plan (2018) 
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These efforts ensure that the Coachella Valley will focus on sustainable water resources. All water 
agencies in the Coachella Valley work together, share information, discuss concerns and viewpoints, and 
build consensus in supporting future projects that benefit the entire region. Since its formation, the 
CVRWMG has added Valley Sanitary District (VSD) as a member. 
 
Whitewater River Region Stormwater Management Plan 
The Whitewater River Region Stormwater Management Plan (SWMP) describes the activities and 
programs implemented by the Permittees to manage Urban Runoff to comply with the requirements of 
the National Pollutant Discharge Elimination System (NPDES) municipal separate storm sewer system 
(MS4) permit (MS4 Permit) for the Whitewater River Region. Cities of Banning, Cathedral City, Coachella, 
Desert Hot Springs, Indian Wells, Indio, La Quinta, Palm Desert, Palm Springs, and Rancho Mirage, 
Riverside County and CVWD are Permittees under WRSWMP. Each Permittee is required to establish 
adequate legal authority to implement the provisions of the MS4 Permit in accordance with Federal 
regulations at 40 CFR 122.26.4 
 
CVWD NPDES MS4 Permit 
The Regional Water Quality Control Board issued a National Pollutant Discharge Elimination System 
(NPDES) Permit (Municipal Permit) to the jurisdictions within Riverside County. The minimum 
requirement of the Municipal Permit is to ensure that pollutants discharged from storm drain systems 
owned and operated by the co-permittees are reduced to the maximum extent practicable. The Municipal 
Permit outlines the individual responsibilities of the co-permittees, including but not limited to, the 
implementation of management programs, best management practices (BMPs), and monitoring 
programs. NPDES regulations also consider the need to conserve natural areas, minimize impervious 
surfaces, and encourage the use of native or drought-tolerant plant material in landscaping. 
 
Riverside County General Plan 
 
S 3.6 *  All projects in unincorporated Riverside County should address and mitigate where applicable, 

adverse impacts to the carrying capacity of local and regional storm drain systems. 
 
S 3.9 *  Ensure that new development projects and retrofits to existing large-scale projects incorporate 

design strategies and features to reduce the area of impervious surfaces. (AI 4, 25, 100, 101, 
156) 

 
OS 1.1  Balance consideration of water supply requirements between urban, agricultural, and 

environmental needs so that sufficient supply is available to meet each of these different 
demands.  

 
OS 2.1  Implement a water-efficient landscape ordinance and corresponding policies that promote the 

use of water-efficient plants and irrigation technologies, minimizes the use of turf, and reduces 
water-waste without sacrificing landscape quality. (AI 3, 57, 130, 58, 62)  

 
OS 2.2  Encourage the installation of water-conserving systems such as dry wells and graywater 

systems, where feasible, especially in new developments. The installation of cisterns or 
infiltrators shall also be encouraged to capture rainwater from roofs for irrigation in the dry 
season and flood control during heavy storms. (AI 57, 62)  

OS 3.2.  Encourage wastewater treatment innovations, sanitary sewer systems, and groundwater 
management strategies that protect groundwater quality in rural areas.  

 
4  Whitewater River Region Stormwater Management Plan, prepared in June 2014 and Revised in January 

2015.  
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OS 3.3.  Minimize pollutant discharge into storm drainage systems, natural drainages, and aquifers (AI 
3  

 
OS 3.5.  Integrate water runoff management within planned infrastructure and facilities such as parks, 

street medians and public landscaped areas, parking lots, streets, etc. where feasible.  
 
OS 3.7.  Where feasible, decrease stormwater runoff by reducing pavement in development areas, 

reducing dry weather urban runoff, and by incorporating “Low Impact Development,” green 
infrastructure and other Best Management Practice design measures such as permeable 
parking bays and lots, use of less pavement, bio-filtration, and use of multi-functional open 
drainage systems, etc. (AI 57, 62)  

 
OS 4.6.  Retain storm water at or near the site of generation for percolation into the groundwater to 

conserve it for future uses and to mitigate adjacent flooding. Such retention may occur through 
“Low Impact Development” or other Best Management Practice measures. (AI 57)  

 
 

2.12.4 Environmental Setting 
 
Climatic conditions in the Coachella Valley are characterized as “subtropical desert”. Mean annual rainfall 
is very low on the desert floor and into the foothills, ranging from 2 to 4 inches per year and averaging 
about 5 to 6 inches along the foothills. Generally, temperatures decrease and precipitation increases with 
increasing elevation. In some years no measurable rainfall has been reported on portions of the valley 
floor. Most of the valley’s rainfall occurs during the cooler months of November through March, but 
occasional high-intensity thunderstorms and tropical storms occur in late summer and early fall. Although 
the ground may be generally dry at the beginning of a storm, sufficient amounts and intensities of rainfall 
can saturate the surface, substantially reducing percolation and increasing runoff. 
 
Floods that impact the project planning area can be attributed to three different types of storm events: 
general winter storms, combining high-intensity rainfall and rapid melting of the mountain snowpack; 
tropical storms out of the southern Pacific Ocean; and summer thunderstorms. Summer storms pose a 
greater threat of localized flooding than winter storms because of their high intensity and short duration 
of rainfall. Monsoons, and warm winter storms with snowmelt, can generate significant runoff over a much 
larger area. 
 
Major historic storm events are used to gauge the potential for future flooding. Benchmark storms used 
by the U.S. Army Corps of Engineers (USACE) to calculate the most intense credible storm include the 
storm of September 24, 1939. It was centered over Indio and consisted of a thunderstorm that preceded 
a major storm off the west coast of Mexico. This intense storm generated 6.45 inches of rain in a period 
of 6 hours. Tropical storm Kathleen is another example of the storm runoff potential in the area. During 
September 9–11, 1976, very heavy general rainfall was generated over a three-county area, with parts 
of the valley receiving 6.81 inches of rain. In the past few years, highly localized late summer 
thunderstorms have generated rainfall intensities of almost three inches per hour, the equivalent of 200-
year and 500-year storm events. The surrounding hills and mountains received as much as 14 inches, 
with rainfalls generally increasing with elevation. 
 
Local and Regional Flood Control 
The generation and management of stormwater runoff are typically divided into two separate categories, 
local and regional drainage, which are ultimately interrelated. Local drainage is either defined by the 
limited size of the drainage or the volume generated. Local facilities capture and convey local runoff to 
regional drainage facilities including the Whitewater River and the Coachella Valley Stormwater Channel.  
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The CVWD is responsible for the management of regional drainage within most of the Coachella Valley, 
including the Project. The District is empowered with broad management functions, including 
development review and conditioning, flood control planning, construction, operation and maintenance 
of regional drainage improvements, as well as watershed and watercourse protection related to those 
facilities. To carry out its mandate, the District also has powers of taxation, bonded indebtedness, land 
and water rights acquisition, and cooperative partnerships with local, State, and Federal agencies. An 
elected Board acts as the official decision-making body of CVWD.  
 
FEMA and the Federal Flood Insurance Rate Maps 
Many of the areas of the United States subject to flooding in 100-year storms have been mapped by the 
Federal Emergency Management Agency (FEMA). The resulting documents are the FEMA Flood 
Insurance Rate Maps (FIRMs), which serve as the basis for determining the need for and availability of 
Federal flood insurance. The FEMA maps for the project vicinity designate most lands as Zone X5, which 
is outside the 100-Year flood zone.  
 
Groundwater Resources 
As described by the California Department of Water Resources (DWR) Bulletin 118, the local 
groundwater basin is bounded on the easterly side by the San Bernardino and Little San Bernardino 
Mountains and on the westerly side by the Santa Rosa and San Jacinto Mountains. The lower or southern 
boundary is formed primarily by the watershed of the Mecca Hills and by the Salton Sea. Movement of 
groundwater within the basin is limited and controlled by fault barriers, physical and elevation 
constrictions in the basin profile, and areas of low permeability. Based on these physical factors, the 
basin has been subdivided into subbasins and subareas. The boundaries between subbasins are 
generally based upon faults that are effective barriers to the lateral movement of groundwater.  
 
CVWD obtains groundwater from both the Whitewater River and the Mission Creek Subbasins of the 
Coachella Valley Groundwater Basin. The Whitewater River Subbasin is a common groundwater source 
which is shared by numerous public and private groundwater producers. None of the groundwater basins 
in the Coachella Valley are adjudicated, and there are no legal agreements limiting pumping from the 
Whitewater River and Mission Creek subbasins. CVWD works with local public water agencies and other 
Coachella Valley stakeholders to implement the water management plans identified above for the 
Whitewater River, Mission Creek, and Garnet Hill Subbasins. These plans define a long-term approach 
for eliminating groundwater overdraft and providing sustainable water supply for the Coachella Valley.  
 
The Coachella Valley Groundwater Basin has been used for urban and agricultural supply since the early 
20th century. The basin was first identified by DWR as being in a condition of overdraft in the 1940s. 
Overdraft is defined as the condition of a groundwater basin in which the outflows (demands) exceed the 
inflows (supplies) to the groundwater basin over the long term. The overdraft condition has caused 
Coachella Valley groundwater levels to decline in some areas and has raised concerns about water 
quality degradation and land subsidence.  
In-lieu groundwater replenishment using imported Colorado River water began in 1949 when the first 
deliveries from the Coachella Canal were received in the eastern portion of the Coachella Valley. To 
further address the overdraft conditions, CVWD and DWA jointly operate direct groundwater 
replenishment programs in the basin. Recharge activities using imported water began in the western 
portion of Coachella Valley in 1973, at the Whitewater River Groundwater Replenishment Facility.  
 
Additionally, recharge activities in the eastern portion of Coachella Valley were commenced in 1997 at 
the Dike No. 4 pilot recharge facility and expanded by CVWD in 2009; this facility is now called the 
Thomas E. Levy Groundwater Replenishment Facility (CVWD 2006). CVWD and DWA also began 

 
5  Flood Insurance Rate Map Panel 2270, Map Number 06065C2910H. Effective March 6, 2018. 
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replenishment of the Mission Creek Subbasin in 2003. The water management plans identify the 
continued use of these recharge facilities as a critical component of the Coachella Valley’s water supply. 
As of 2019, CVWD operates a fourth groundwater replenishment facility located in the central valley 
within the city of Palm Desert. Once fully built-out, the facility will have the capacity to recharge up to 
25,000 acre feet annually.  
 
Tables 2.12-1 below shows the recent and projected water deliveries (demand) within the entire CVWD 
service area. The CVWD service area includes lands primarily within Riverside County but also within 
Imperial and San Diego Counties and includes the subject property. 
 

Table 2.12- 1 
Total Recent and Projected Water Deliveries in CVWD Service Area by Land Use 

(acre-feet per year) 

 
Year 

Potable Water Use Non-
Potable 
Recycled 
Water 

Total 
Water 
Delivery Residential Commercial1 Institutional 

2015 55,033 27,507 868 8,749 101,723 
2020 67,800 33,900 1,100 14,300 128,900 
2025 80,500 40,300 1,300 27,700 163,800 
2030 93,300 46,700 1,500 30,800 188,500 
2035 105,900 52,900 1,700 33,900 212,800 
2040 115,000 57,500 1,800 36,300 230,600 
Source: CVWD 2015 Urban Water Management Plan (Table ES-1 and ES-2) 
1. Commercial includes “Landscaping” and “Other” water demands per Table ES-1 
Note: Table does not include water losses. 

 
In 2009, the Water Conservation Act (SB X7-7) was passed under the Urban Water Management Plan 
Act (UWMP Act), requiring a 20 percent reduction in per capita water use by the year 2020. CVWD (and 
DWA) has set forth water conservation goals and programs that include increased general awareness of 
the need for water conservation, tiered billing rates that encourage conservation and wise water use, and 
turf buy-back programs that rewards property owners for replacing turf with drought-tolerant landscape 
materials.  
 
 

2.12.5 Existing Conditions 
 
The proposed Project site is located in an area with extensive cultivation supported by a network of water 
lines, tile drains and agricultural drains, including drains along Harrison Street to the immediate west, and 
the future Ave 64 along the Project’s south boundary. The site occurs at 140± feet below mean sea level 
(-140’). The average annual rainfall in the area is 3± inches and the estimated 100-year 6-hour storm 
rainfall in the area ranges between 2.65 and 2.79 inches. 
 
The property is subject to local flooding primarily from the Santa Rosa Mountains to the west and 
southwest. The site is also located west of the Coachella Valley Stormwater Channel (CVSC) and one 
mile west of the 100- Year flood plain associated with this major drainage feature. The south half of the 
subject property is designated Zone X on the FEMA Flood Insurance Rate Maps with reference to a 2018 
FEMA Letter of Map Revision”. The Zone X designation indicates inundation threat of less than 1-foot in 
depth and partially associated with a reduced flood risk due to levee protection. The referenced levee is 
presumably the Dike No 4 protective levee to the west built by the US Bureau of Reclamation. 
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CVWD Middleton Reservoir 7802-1 Site 
The Project reservoir site has been partially developed for multiple tanks, and the site is surrounded by 
an existing 25-foot earthen berm. There3fore, the site is isolated from tributary flows by the berm and 
includes on-site drainage facilities to manage on-site runoff. Other than the existing 2.5 mg reservoir, the 
balance of the site does not have any significant amount of impervious surface and storm runoff is 
expected to be retained on site.  

 
 
2.12.6 Project Impacts 

 
a) Violate any water quality standards or waste discharge requirements or otherwise 

substantially degrade surface or ground water quality. 
 
Construction Impacts 
For the proposed Project, most of the construction activities will be occurring within the Project boundaries 
and within rights of way of adjoining public streets. Other construction activities will include grading and 
excavation and the transport of materials. Construction activities at the site would entail the use of heavy 
equipment and associated potentially hazardous materials, such as fuels (gasoline and diesel), oils and 
lubricants, and cleaners (e.g., solvents, corrosives, soaps, detergents), which are commonly used in 
construction projects. During construction, accidental spills could occur and potentially cause a discharge 
of hazardous materials to surface or groundwater and violating water quality standards. Preparation of 
staging areas and construction site prior to construction will be required. See Section 2.12.7 for related 
mitigation measures and best management practices.  
 
Several components of the project would include construction with concrete. Uncured concrete is 
extremely alkaline with a pH near 12 and this caustic material is harmful to plants and wildlife. Of particular 
concern is concrete washout from cleaning ready mixed concrete trucks and hoppers of concrete pump 
trucks, highly diluted concrete slurry. Concrete washout slurry can alter soil chemistry, inhibit plant 
growth, can degrade surface and groundwater and violate water quality standards. 
 
Ground-disturbing activities during construction could result in increased soil erosion and input of 
sediment into water sources. It should be noted that the existing soils are generally very dry and subject 
to fluvial and wind erosion. Under the proposed Project, grading, excavation and other ground-disturbing 
activities may contribute to soil erosion. Project activities that could increase soil erosion and possible 
deposition into surface waters include: 
 

• Demolition and excavation of existing structures, concrete and earthen materials, 
• Excavation and grading of earthen material, 
• Use of heavy equipment for hauling excess cut and debris, and  
• Stockpiling of excavated materials or soils to be used for backfill. 

 
Soils in the Project area would be disturbed during construction as a result of excavation and grading, 
and during construction and use of access roads. Erosion may also occur at staging areas, where initial 
grading and subsequent disturbance by construction equipment would destabilize soils, leaving them 
vulnerable to erosion. Soils stockpiling, hauling or backfill would be especially vulnerable to erosive 
effects of wind and rain. As soils in the project area are relatively easily erodible, even soils that are 
stockpiled properly may erode as a result of rain or high winds.  
 
Impacts associated with excessive erosion include degraded water quality and excessive sedimentation. 
Erosion would be limited by application of a variety of methods and materials to stabilize disturbed 
surfaces, including on-going site watering, which is planned as part of project construction.  
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Temporary or portable sanitary facilities provided for construction workers could be a source of sanitary 
waste that could affect the human use environment if not properly managed. The use and maintenance 
of these facilities, however, is regulated, and any contractor engaged to provide the service will be subject 
to and must implement these regulations.  
 
Construction BMPs referenced above and required by Mitigation Measures HYD-3, 4 and 5, below, will 
effectively reduce or avoid the discharge of any pollutants of concern that might enter nearby receiving 
waters by establishing limits of construction and the use of a variety of standard practices, including silt 
berms and fences, earth dikes, drainage swales, sediment traps, check dams, reinforced soil retaining 
systems, temporary sediment basins and flow diversion. With the application of mitigation set forth below 
the Project will not exceed wastewater discharge requirements and impacts to water quality will be less 
than significant. 
 
To protect the water quality during construction, SWRCB’s existing construction policy (Construction 
General Permit Order 2009-0009-DWQ) will require the development of a project specific construction 
SWPPP in compliance with the State's General Construction Permit. Temporary construction BMPs 
considered and incorporated into the project, as appropriate, would include:  
 

• Soil stabilization (erosion control) techniques such as on-going site watering, soil binders, etc.;  
• Sediment control methods such as detention basins, silt fences, and dust control;  
• Contractor training programs;  
• Material transfer practices;  
• Waste management practices such as providing designated storage areas and containers for 

specific waste for regular collection; 
• Concrete washout slurry shall be discharged and disposed of in an approved manner; 
• Vehicle tracking control practices; 
• Vehicle and equipment cleaning and maintenance practices; and  
• Fueling practices.  

 
By following the procedures outlined in the mitigation measures set forth below, as well as SWPPP, 
impacts to water quality associated with construction activities would be less than significant because 
pollution, contamination or nuisance as defined in Section 13050 of the CWC or violation of regulatory 
standards as defined in the applicable NPDES stormwater permit or Water Quality Control Plan for 
receiving water body would be minimized and less than significant with mitigation. 
 
Operational Impacts 
The proposed Project will convert approximately 619.1± acres of active cropland into a series of urban 
uses. The Project incorporates a diverse system of on-site stormwater facilities, including extensive open 
lands associated with the equestrian center (PA-1). The Project has been designed to retain on site all 
incremental runoff from the 100-year storm (2.66 inches in 6-hour storm) and will have 51± acres of 
retention area dispersed across 13 basins across nine drainage areas to accommodate this runoff. On-
site stormwater will be conveyed to these basins in a non-erosive manner and expected to infiltrate basin 
soils within 48 hours of a major event. The depth of the soil column and vegetation in some basin locations 
will serve to bioremediate runoff before and during retention and infiltration.  
 
During the months of October through April, the Project equestrian center is expected to generate a 
substantial waste stream of horse manure. Based upon a peak horse occupancy of 2,700 animals the 
project could generate up to 140,000± pounds of manure daily. Manure storage areas are to be 
constructed in an approved manner that protects against surface and groundwater contamination. An 
operations plan has been developed addressing the handling and management of these materials, which 
are to be removed from the site on a daily basis and hauled to an approved disposal or composing facility.   
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The Project is to connect to the CVWD sanitary sewer system adjacent to the site and no on-site septic 
tanks are contemplated. Existing and future off-site stormwater drains are planned by CVWD along the 
site’s south and west boundaries. The proposed Project area of disturbance lies outside areas planned 
for CVWD drainage facilities and will not interfere with the construction or operation of these future 
facilities. Therefore, the proposed Project is not expected to violate any water quality standards or waste 
discharge requirements and will not substantially degrade surface or ground water quality. Impacts will 
be less than significant. 
 

CVWD Middleton Reservoir 7802-1 Site 
The Project reservoir site has been partially developed for multiple tanks. To accommodate the future 
Project reservoir the existing 25-foot earthen berm will be shifted 35± feet to the north (downslope) and 
will continue to isolate the reservoir site from tributary flows by the berm. Water to be delivered to the 
subject reservoir will be from CVWD wells. The reservoir will be constructed and operated in accordance 
with applicable water quality regulations of the California regional Water Quality Control Board. Standard 
BMPs will be implemented during reservoir construction. Neither the construction nor operation of the 
project reservoir will violate any water quality standards or waste discharge requirements or otherwise 
substantially degrade surface or ground water quality. Impacts will be less than significant. 
 

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

 

The entirety of the subject property is in active cultivation of row crops and has been for several decades. 
Crops are irrigated using imported Colorado River water delivered to the area by the Coachella Branch 
and the All-American Canals. Although agricultural water use at the site changes from year to year 
depending on the type of crops and water demand, an average of 2,000-acre feet per year has been 
used or available to the subject property for crop irrigation.8 The Project site is located in the Coachella 
Valley Groundwater Basin/Indio Subbasin. 
 

Thermal Ranch Water Supply Assessment9 
As a part of an assessment of the Project’s potential water demand, a Water Supply Assessment (WSA) 
was prepared and reviewed by CVWD. The WSA provides an assessment of the availability of sufficient 
water supplies during normal, single-dry, and multiple-dry years over a 20-year projection to meet the 
projected demands of the Project, in addition to existing and planned future water demands of CVWD, 
as required by Senate Bill (SB) 610 and SB 1262. The WSA also includes identification of existing water 
supply entitlements, water rights, water service contracts, or agreements relevant to the identified water 
supply for the Project and quantities of water received in prior years pursuant to those entitlements, rights, 
contracts, and agreements. The CVWD-approved WSA is Appendix M of this DEIR. 
 

Table 2.12-2: Groundwater Storage in the Indio Subbasin 
Indio Subbasin & Subareas Storage (AF) 1 
          Palm Springs Subarea 4,600,000 
          Thousand Palms Subarea 1,800,000 
          Oasis Subarea 3,000,000 
          Garnet Hill Subarea 1,000,000 
          Thermal Subarea 19,400,000 
Indio Subbasin Subtotal 29,800,000 
Source: DWR Bulletin 108 (1964) 
1 First 1,000 feet below ground surface. (DWR, 1964) 

 
8  Personal communication, John Powell, Peter Rabbit Farms and current lessee and grower on the subject 

property. April 6, 2023. 
9  Water Supply Assessment for the Proposed Thermal Ranch Specific Plan, prepared by Terra Nova Planning 

& Research, Inc. June 2023. Approved by the Coachella Valley Water District, July 2023. 
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Annual inflows to the Indio Subbasin are highly variable with years of high inflows corresponding to wet 
years when State Water Project (SWP) delivery volumes were greater. Higher inflows in the mid-1980s 
occurred when the Metropolitan Water District of Southern California (MWD) commenced large-scale 
advanced water deliveries to the Indio Subbasin. After an extended period of decline, both the 10-year 
and 20-year running-average change in storage have shown positive trends since 2009, and the 10-year 
running-average has been positive since 2017.  
 
Regional water planners use the Indio Subbasin Annual Report 2009 water levels as a metric of 
sustainability because historical low groundwater levels occurred in the years around 2009 throughout 
most of the Indio Subbasin. The Indio Subbasin shows a long-term positive trend in sustainability resulting 
from implementation of the Indio Subbasin Alternative Plan. For a detailed discussion and analysis of 
various water supplies used to meet local demand and recharge the groundwater basin, please see the 
Project WSA (Appendix M). 
 
Project Water Demand 
Pursuant to Senate Bills 610 and 1262, and in accordance with CVWD guidelines, the WSA prepared for 
the Project broke down the areas of consumption by land use type and category, including residential 
indoor use, commercial/retail indoor use, and outdoor irrigate demand. The following tables set forth the 
Project’s projected water demand on a categorical basis. 
 
Project Indoor Residential Water Demand 
The projected indoor residential unit usage is based on indoor water use performance standards as 
provided in the California Water Code (CWC) for residential water demand (Water Code Section 10910 
approved November 10, 2009, codified in CWC section 10608.20 (b)(2)(A)). The projected indoor 
residential water demand for the Project totals 279.79 acre-feet per year (AFY) as shown in Table 2.12-
3. SB 606 and AB 1668 established guidelines for efficient water use and a framework for the 
implementation and oversight of the new standards. Based on results of the Indoor Residential Water 
Use Study, DWR and the State Water Resources Control Board jointly recommended that the indoor 
residential standard remain at 55 gallons per capita per day (gpcd) through 2024 and decline to 47 gpcd 
in 2025 and to 42 gpcd in 2030.   
 

Table 2.12-3: Projected Indoor Residential Water Demand 

Planning 
Area 

Land 
Area 
(Acres) 

Estimated 
Dwelling 
Units 
(EDUs) 

Estimated 
Occupants 
per Home 1 

Gallons 
per Day 
(gpd) per 
Occupant 
2 

gpd/EDU 
Water 
Demand 
(gpd) 

Water 
Demand 
(AFY) 

PA-2 194.3 132 2.7 55 148.5 19,602 21.96 
PA-3 69.5 390 2.7 55 148.5 57,915 64.87 
PA-4 41.1 820 2.7 55 148.5 121,770 136.40 
PA-5 42.1 340 2.7 55 148.5 50,490 56.56 
Total 347 1,682    249,777 279.79 

1 Occupant assumptions based on U.S. Census Bureau American Community Survey 2021 5-year data 
for Coachella Valley CCD, Thermal, and Mecca; and Project specific Vehicle Mile Traveled (VMT) analysis 
that averages the occupancy rates across the entire project as 2.7 persons per dwelling unit: estate and 
single-family detached housing (3 persons), resort condo and attached housing (2.5 to 3 persons) and RV 
(2.5 persons). 
2 CA Indoor Water Use Performance Standard 
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Project Indoor Commercial Water Demand 
The projected indoor commercial and industrial unit usage for the WSA are based on the American Water 
Works Association Research Foundations (AWWARF’s) Commercial and Industrial End Uses of Water. 
The projected indoor commercial and industrial water demand for the Project totals 231.28 AFY is as 
shown in Table 2.12-4 below. Eight separate land use categories were used to estimate water demand 
from planned commercial and related uses. 
 

Table 2.12-4: Projected Indoor Commercial Water Demand 

Thermal Ranch 
Planning Area 

Indoor 
Area (ft2) 

Number 
of 

Rooms/ 
Stalls 

Water 
Demand 
Factor 

(gal/ ft2)1 

Water 
Demand 

(gpd) 

Water 
Demand 

(AFY) 
PA-1: Office/Commercial 55,250  35 5,297.95 5.93 
PA-1: Restaurant 29,750  331 26,978.77 30.22 
PA-1: Stable Stalls  2,700 302 81,000.00 90.73 
PA-5: Hotel3 112,500 150 115 17,250.00 19.32 
PA-5: Restaurant 17,500  331 15,869.86 17.78 
PA-5: Commercial 32,500  35 3,116.44 3.49 
PA-6: Restaurant 52,500  331 47,609.59 53.33 
PA-6: Commercial 97,500  35 9,349.32 10.47 

Total 397,500   206,471.92 231.28 
1 AWWARF Commercial and Industrial End Uses of Water, 2000. 
2 Stable stall water demand is 30 gallons per day per stall. Includes drinking water, 

bathroom/washroom/shower flush, equipment cleaning. 
3 150-key hotel is estimated to be 112,500 square feet. Number of hotel rooms is used to estimate demand. 
 

Project Outdoor Irrigation Water Demand 
The projected outdoor irrigation water usage is based on the Maximum Applied Water Allowance (MAWA) 
equation from Appendix D of Coachella Valley Water District’s (CVWD’s) Landscape Ordinance No. 
1302.5, which meets the water conservation goals of the California Department of Water Resources 
(DWR) Model Efficient Landscape Ordinance (MWELO). The projected outdoor irrigation water demand 
for the Project is 1,168.39 AFY as shown in Table 2.12-5 below. See the Project WSA (Appendix M) for 
additional information on demand analysis. 
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Table 2.12-5: Projected Outdoor Irrigation Water Demand 

Planning Area Landscaped 
Area (ft2) 

ETo 
(in/yr) 1 ETAF 2 

Conversion 
Factor 
(gal/ft2) 3 

Water 
Demand 
(gpd) 

Water 
Demand 
 (AFY) 

PA-1 – 54% irrigated 5,185,626.34 76.46 0.45 0.62 303,072.72 339.49 
PA–1 26% dust 
control 2,554,114.46 See footnote 4 148,962.98 166.86 

PA-1 – Irrigation Pond 43,560.00 76.46 1.1 0.62 6,223.20 6.97 
PA-2 – 75% irrigated 6,347,781.00 76.46 0.45 0.62 370,994.58 415.57 
PA-3 – 55% irrigated 1,665,081.00 76.46 0.45 0.62 97,315.27 109.01 
PA-4 – 40% irrigated 716,126.40 76.46 0.45 0.62 41,853.84 46.88 
PA-5 – 30% irrigated 710,899.20 76.46 0.45 0.62 41,548.34 46.54 
PA-6 – 25% irrigated 233,046.00 76.46 0.45 0.62 13,620.32 15.26 
ROW – 50% irrigated 333,234.00 76.46 0.45 0.62 19,475.78 21.82 
Total 17,789,468.40    1,043,378.68 1,168.39 

1 Reference Evapotranspiration (ETo) for ETo Zone 4 from CVWD Landscape Ordinance 1302.5, Appendix C 
2 Evapotranspiration Adjustment Factor (ETAF) from CVWD Landscape Ordinance 1302.5, Appendix D 
3 Conversion Factor from CVWD Landscape Ordinance 1302.5, Appendix D 
4 Dust control water demand based on current dust control operations at the existing off-site equestrian center: 

-  During Season (7 months, Oct-Apr, approx. 210 days) 
-  Road Dust Control: 1 truck (5,000 gals) 10 trips per day for 210 days = 50,000 gal/day or 10,500,000 gal total 

during season 
-  Arena/Riding Path Dust Control: 4 trucks (5,000 gals each) 10 trips each per day, or 40 trips total per day for 

210 days = 200,000 gal/day or 42,000,000 gals total during season 
 
Project Outdoor Water Features Demand 
The projected outdoor water features usage is based on the Estimated Total Water Usage (ETWU) 
equation from Appendix D of CVWD’s Landscape Ordinance No. 1302.5. Outdoor water features include 
community and private pools, as well as decorative water features or irrigation ponds. The estimates are 
conservative and assume a seven-acre lagoon, which is no longer proposed as part of the project. The 
projected outdoor water features demand for the Project is 74.18 AFY as shown in Table 2.12-6 below. 
 

Table 2.12-6: Projected Outdoor Water Features Demand 

Planning 
Area 

Water 
Feature Area 

(ft2) 
ETo 

(in/yr) 1 
Plant 

Factor 
2 

Conversi
on Factor 
(gal/ft2) 3 

Water 
Demand 

(gpd) 

Water 
Deman

d 
(AFY) 

PA-2 79,200 76.46 1.1 0.62 11,314.91 12.67 
PA-3 69,400 76.46 1.1 0.62 9,914.83 11.11 
PA-4 5,000 76.46 1.1 0.62 714.32 0.80 
PA-5 309,920 76.46 1.1 0.62 44,276.72 49.60 
Total 463,520    66220.78 74.18 
1  Reference Evapotranspiration (ETo) for ETo Zone 4 from CVWD Landscape Ordinance 1302.5, Appendix 

C 
2 Plant Factor of 1.1 for a stationary body of water from CVWD Landscape Ordinance 1302.5  
3 Conversion Factor from CVWD Landscape Ordinance 1302.5, Appendix D 

 
Total Projected Project Water Demand 
The total projected water demand for the Project is 1,753.63 AFY, or 2.83 acre-feet per acre, as shown 
in Table 2.12-7 below. 
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Table 2.12-7: Projected Total Project Water Demand 

Planning 
Area 

Land 
Area 

(Acres) 

Indoor 
Residential 

Demand 
(AFY) 

Indoor 
Commercial 

Demand 
(AFY) 

Outdoor 
Irrigation 
Demand 

(AFY) 

Outdoor 
Water 

Features 
Demand 

(AFY) 

Total 
Water 

Demand 
(AFY) 

PA-1 223.10  126.89 513.32  640.20 
PA-2 194.30 21.96  415.57 12.67 450.20 
PA-3 69.50 64.87  109.01 11.11 184.99 
PA-4 41.10 136.40  46.88 0.80 184.08 
PA-5 54.40 56.56 40.59 46.54 49.60 193.28 
PA-6 21.40  63.80 15.26  79.06 
ROW 15.30   21.82  21.82 
Total 619.10 279.79 231.28 1,168.39 74.18 1,753.63 

 
Based upon the above conservative estimates of Project water demand, the development of the Project 
and the elimination of farming on the subject property will result in a net water demand reduction of 
approximately 12 percent. It should also be noted that the Thermal Ranch Specific Plan landscape 
guidelines emphasize non-invasive drought tolerant plant materials that are climate-appropriate, water 
efficient, and sustainable. The plant palette shall utilize a low maintenance and low water palette. Turfed 
areas, including those in PA-1 and PA-2, will be limited. The landscaping and irrigation plans and system 
shall comply with all CVWD and County ordinances relating to water. The Project’s adherence to the 
CVWD conservation programs, most notably in CVWD Landscape Ordinance 1302.5, has guided 
development of the Project landscape plan and will further enforce the water conservation ethic and 
strategy.  
 
Adequacy of Water Supplies 
CVWD’s long-term water management planning ensures that adequate water supplies are available to 
meet existing and future water needs within its service area. CVWD’s current urban water demand was 
100,066 acre-feet (AF) for 2022, and the projected urban water demand by 2045 is 148,166 AFY. The 
Thermal Ranch Project’s water demand of 1,753.63 AFY accounts for approximately 3.6% percent of the 
total planned increases in demand of 48,100 AFY by 2045. Therefore, based upon the WSA reviewed 
and approved by CVWD, the Project will not substantially decrease groundwater supplies or interfere 
substantially with groundwater recharge, and will not impede sustainable groundwater management of 
the basin. Impacts will be less than significant  
 
CVWD Middleton Reservoir 7802-1 Site 
The Project reservoir construction and operation will not, in and of itself, substantially decrease 
groundwater supplies or interfere substantially with groundwater recharge and will not impede 
sustainable groundwater management of the basin. The Project reservoir’s potential impacts to 
groundwater resources will be less than significant. 
 

c) Substantially alter the existing drainage pattern of the site or area, including through the 
alteration of the course of a stream or river or through the addition of impervious surfaces? 

d) Result in substantial erosion or siltation on- or off-site? 
e) Substantially increase the rate or amount of surface runoff in a manner which would result 

in flooding on- or off-site? 
f) Create or contribute runoff water which would exceed the capacity of existing or planned 

stormwater drainage systems or provide substantial additional sources of polluted runoff 
g) Impede or redirect flood flows? 
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The proposed Project is located on generally flat to gently sloping terrain that drains to the southeast. 
The site does not receive any tributary flows, which are intercepted by local streets and an extensive 
network of agricultural drains. The existing drainage pattern on site will not be altered and the proposed 
plan calls for a series of on-site stormwater retention basins that will preclude any alteration to the local 
drainage pattern. A detailed grading and drainage plan and associated hydrology analysis have been 
conducted and will be reviewed by the County and CVWD. Impacts to the existing drainage pattern will 
be less than significant.  
 
Currently, the Project site is fully disturbed and in active cultivation, and is subject to both wind and water 
erosion. Section 2.5 of this DEIR discusses the potential for wind erosion during Project construction and 
sets forth a variety of mitigation measures and best management practices (BMPs) to ensure that wind 
erosion impacts are less than significant.  
 
Site grading and development will be conducted in a controlled manner, implementing a variety of 
construction BMPs referenced above and required by Mitigation Measures HYD-3, HYD-3 and HYD-4, 
below, which will effectively reduce or avoid the discharge of turbid water or siltation of any water body.  
Potential sand and silt discharges that might enter nearby receiving waters will be avoided and minimized 
using a variety of standard practices, including silt berms and fences, earth dikes, drainage swales, 
sediment traps, check dams, reinforced soil retaining systems, temporary sediment basins and flow 
diversion. With the application of mitigation set forth below, impacts will be less then significant. 
 
As noted, the Project has been designed to retain on site all incremental runoff from the 100-year storm 
and will provide 51± acres of retention area dispersed across 13 basins in nine drainage areas to 
accommodate this runoff. The difference in stormwater runoff between the undeveloped and developed 
state will be retained on site. All on-site runoff will be managed on site and will not substantially increase 
the rate or amount of runoff in a manner that could cause flooding on- site or off. 
 

Furthermore, the Project will not rely on off-site stormwater facilities and will not create or contribute runoff 
to such facilities that would exceed the capacity of existing or planned stormwater drainage systems, and 
will provide no additional sources of polluted runoff, on-site runoff being maintained and managed on 
site. 
 
With appropriate on-site stormwater capture, conveyance and retention, the proposed Project is not 
expected to substantially increase the rate or amount of surface runoff in a manner which would result in 
flooding on-site or off-site. The difference in stormwater runoff between the undeveloped and developed 
state will be retained on site.  
 

As noted, the planning area includes large areas of active cultivation and CVWD maintains numerous 
agricultural drains that intercept high groundwater and other runoff from these lands and convey them to 
the Coachella Valley Stormwater Channel to the east. Therefore, in the Project area sheet flows prevail 
and concentrations of flows are along paved roadways. The Project will not substantially interrupt, imped 
or redirect local or regional flows and impacts will be less then significant. 
 
CVWD Middleton Reservoir 7802-1 Site 
The Project reservoir site has been partially improved for construction of multiple tanks. Site drainage is 
isolated by an existing 25-foot earthen berm, which will be shifted 35± feet north to accommodate the 
Project reservoir. Therefore, construction of the Project reservoir will not alter the existing drainage 
pattern on-site or in the vicinity. Neither will construction and operation of the Project reservoir result in 
substantial erosion given that the site is isolated from the surrounding drainage patterns. The construction 
of additional impervious surfaces at the Project reservoir site will be limited to the surface area of the 
Project tank. Surface runoff during storm events will not significantly contribute to the potential for on-site 
or off-site flooding. No new drainage or flood control facilities are required, and the Project reservoir will 
not impede or redirect local flood flows. Therefore, impacts will be limited and less than significant.  
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h)  In flood hazard, tsunami, or seiche zones, risk the release of pollutants due to project 
inundation? 

 
The subject property is potentially subject to local 100-Year flooding primarily from the Santa Rosa 
Mountains to the west. The site is also located west of the Coachella Valley Stormwater Channel (CVSC) 
and one mile west of the 100-Year flood plain associated with this major drainage feature. The south half 
of the subject property is designated Zone X on the FEMA Flood Insurance Rate Maps with reference to 
a 2018 FEMA Letter of Map Revision” (see Exhibit 2.12-1, above). The Zone X designation indicates 
inundation threat of less than 1-foot in depth and partially associated with a reduced flood risk due to 
levee protection. A CVWD open stormwater channel is planned along the intervening Ave 64 right of way 
that, once constructed, will offer at least some protection against this flooding (inundation) threat.  
 
It should be noted that the mapped inundation threat appears to be associated with the assumed failure 
of the Dike 4 protective levee to the west, although the significance of that threat appears limited. The 
subject property is not located downstream of any large water storage facility and is not subject to tsunami 
or seiches. The Project includes a 231± acre equestrian center a portion of which would be located within 
the identified 1-foot inundation area as shown on the current FEMA maps. The Project site is not located 
in an area with a significant flood hazard or where tsunamis of seiches may occur and, therefore, the 
Project will not create a significant risk of release of pollutants due to inundation. 
 
CVWD Middleton Reservoir 7802-1 Site 
The Project reservoir will be located 2.4± miles southwest of the Project site at an elevation of 61± feet 
above sea level. The Middleton Reservoir 7802-1 site is surrounded by an earthen berm that serves to 
isolate the site. The Project reservoir site is not located within a 100-year flood zone and is not subject to 
tsunamis, seiching associated with the Salton Sea or other body or water, or the related release of 
pollutants due to such events. The Project reservoir will generate no impacts in this regard. 
 
 

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

 
The proposed Project will be required to comply with all applicable stormwater management plans and 
water quality plans of CVWD and the Regional Water Quality Control Board. The Project site is located 
4 miles east and down-gradient of major CVWD groundwater recharge facilities and will have no effect 
on them or their function. The Project is also projected to use approximately 12 percent less water than 
does current agriculture on the site. Storm runoff will be retained on site and in an approved manner. 
Therefore, the Project is not expected to conflict with or obstruct implementation of a water quality control 
plan or sustainable groundwater management plan. 
 
CVWD Middleton Reservoir 7802-1 Site 
The Project reservoir will further implement CVWD’s urban water management plan and will not conflict 
with or obstruct implementation of a water quality control plan. Neither will the project reservoir affect or 
impact any groundwater management plan. The reservoir project will have no impacts in this regard.  
 
 

2.12.7 Mitigation Measures 
 
The Project design process has taken into consideration the relationship to and potential impacts on the 
proposed development on area hydrology, water supplies and water quality. Design mitigation includes 
a series of on-site retention facilities that will ensure properly treated and infiltrated storm runoff in a 
manner that shall be approved by CVWD and the RWQCB. The following measures are set forth to 
ensure that project impacts are below levels of significance. 



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Section 2 Environmental Impacts and Mitigation Measures 
 

 
Riverside County 2.12-20 Thermal Ranch Specific Plan EIR 

HYD-1  Project Plan Review 
 Prior to finalizing the hydrologic design and engineering plans for Project stormwater 

improvements, said plans shall be reviewed and approved by County Planning and CVWD to 
ensure that these improvements do not interfere with or adversely affect local groundwater or 
drainage facilities.  

 
HYD-2  NPDES Requirements 
 The proposed Project shall comply with the requirements of the National Pollution Discharge 

Elimination System (NPDES). 
 
HYD-3  General BMPs 
 The implementation of BMPs during and following construction activities shall ensure that 

erosion and siltation from earthmoving and other activities is limited. Exposed soil from 
excavated areas, stockpiles, and other areas where ground cover is removed shall be 
stabilized by wetting or other approved means to avoid or minimize the inadvertent transport 
by wind or water. Temporary construction BMPs considered and incorporated into the project, 
as appropriate, would include:  

 
• Soil stabilization (erosion control) techniques such as on-going site watering, soil binders, 

etc.;  
• Sediment control methods such as retention basins, silt fences, and dust control;  
• Temporary de-silting basins will be constructed incrementally to store and clarify water 

adjoining de-watered areas and will be backfilled once work is completed. 
• Contractor training programs;  
• Material transfer practices;  
• Waste management practices such as providing designated storage areas and containers 

for specific waste for regular collection; 
• Concrete washout slurry shall be discharged and disposed of in an approved manner; 
• Access drive cleaning/tracking control practices; 
• Vehicle and equipment cleaning and maintenance practices; and  
• Fueling practices.  

 
HYD-4  Stormwater Pollution Prevention Plan 
 The construction contractor shall implement a County-approved (SWPPP) during construction 

of the Project. The SWPPP shall identify specific best management practices (BMPs) that will 
be implemented during project construction. BMPs implemented as a part of the Project will 
ensure that the Project meets the requirements of the California State Water Resources 
Control Board NPDES Construction General Permit. 

 
 Construction-related erosion and sediment controls, including any necessary stabilization 

practices or structural controls, shall be implemented at and in all potentially affected 
drainages. General structural practices may include, but are not limited to, silt fences, earth 
dikes, drainage swales, sediment traps, check dams, reinforced soil retaining systems, 
temporary or permanent sediment basins and flow diversion.  

 
 Temporary erosion and sediment control measures shall be installed during or immediately 

after initial disturbance of the soil, maintained throughout construction (on a daily basis), and 
reinstalled until replaced by permanent erosion control structures or final grading and other 
site disturbances are complete. In addition, the following specific actions shall be taken to 
ensure that impacts are less than significant. 
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a) The construction shall be avoided within the limits of identified drains or waterways, except 
as authorized by federal, state or local permits. 

b) Protect drainage inlets and outlets from construction material intrusions using temporary 
berms to prevent incision, erosion, and sedimentation. 

c) Erosion control measures appropriate for on-the-ground conditions, including percent 
slope, length of slope, and soil type and erosive factor, shall be implemented. 

d) Temporary erosion controls such as straw bales and tubes, geotextiles and other 
appropriate diversion and impounding materials and facilities shall be properly maintained 
throughout construction (on a daily basis) and reinstalled (such as after backfilling) until 
replaced with permanent erosion controls or restoration is complete. 

e) Along the Project’s south boundary and adjacent to or within the Project construction area, 
the contractor shall install sediment barriers along the edge of the construction right-of-
way to contain spoil and sediment within the construction area and limit discharge into 
adjoining ag drains. 

f) Ensure that all employees and contractors are properly informed and trained on how to 
properly install and maintain erosion control BMPs. Contractors shall require all 
employees and contractors responsible for supervising the installation and maintenance 
of BMPs and those responsible for the actual installation and maintenance to receive 
training in proper installation and maintenance techniques. 

g) Project scheduling will include efficient staging of the construction that minimizes the 
extent of disturbed and destabilized work area and reduces the amount of soil exposed 
and the duration of its exposure to wind, rain, and vehicle tracking. 

h) The sequencing and time frame for the initiation and completion of tasks, such as site 
clearing, grading, excavation, paving and other construction, shall be planned in advance 
to ensure minimization of potential impacts. 

 
HYD-5  Petroleum BMPs 
 To prevent petroleum products from contaminating soils and water bodies in the vicinity, the 

following BMPs shall be implemented: 
 

a) Construction equipment and vehicles shall be properly maintained to prevent leakage of 
petroleum products. 

b) Vehicle maintenance fluids and petroleum products shall be stored, and/or changed in 
staging areas established at least 100 feet from delineated streams and other drainages. 
These products must be discarded at disposal sites in accordance with state and federal 
laws, rules, and regulations. 

c) Drip pans and tarps or other containment systems shall be used when changing oil or 
other vehicle/equipment fluids. 

d) Areas where discharge material, overburden, fuel, and equipment are stored shall be 
designed and established at least 100 vegetated (permeable) feet from the edge of 
drainages. 

e) Any contaminated soils or materials shall be disposed of off-site in proper receptacles at 
an approved disposal facility. 

f) All erosion control measures shall be inspected and repaired after each rainfall event that 
results in overland runoff. The Project contractor shall be prepared year round to deploy 
and maintain erosion control BMPs associated with the project. 

g) Existing off-site ag drains shall be carefully maintained in place to ensure proper 
functioning. Considerations include: maintenance of inlet and outlet elevations, grade, 
adequately compacted material cover, and inlet/outlet protection. 
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HYD-6 The Project shall implement water-conserving technologies throughout the development, in 
conformance with Section 17921.3 of the Health and Safety Code, Title 20, California 
Administrative Code Section 1601(b), and other applicable sections of Title 24 of the Public 
Code. 

 
HYD-7 Manure storage areas shall be constructed in an approved manner that protects against 

surface and groundwater contamination. If storage is to occur on a soil pad, said pad shall be 
constructed in a manner consistent with the following guidelines: 

 
a) Soils used for the pad should have at least 30% of the particles passing a #200 sieve, less 

than 20% retained on a #4 sieve, and no rocks greater than 3 inches. (Sieve analysis 
according to ASTM D-422) 

b) Soils should have a plasticity index greater than 7% (ASTM D4318) 
c) Soils during placement should be maintained at a moisture content of 0 to 5% above 

optimum (ASTM D-698 or ASTM D-1557 during construction) 
d) Soils should be placed in multiple lifts and compacted with at least three passes of a 

“sheeps-foot” type roller with feet that extend through the loose lift and into the previously 
compacted lift or compacted until achievement of 90% of standard proctor density, verified 
(ASTM 2922) at a frequency of one sample per 3,000 sq ft. 

 
HYD-8 Manure storage areas shall be placed minimal distances from sensitive uses, as set forth 

below: 
 

Sensitive Area       Minimum Separation Distance (feet) 
• Property line         50–100 
• Residence or place of business      200–500 
• Private well or other potable water source    100–200 
• Wetlands or surface water (streams, pond, lakes)   100–200 
• Subsurface drainage pipe or drainage ditch discharging 
 to a natural water course      25 
• Water table (seasonal high)       2–5 

 
 

2.12.8 Significance After Mitigation 
 
Surface and groundwater quality will not be significantly impacted by the Project and will be managed by 
on-site stormwater facilities and by connection of the project to the CVWD sanitary sewer system. At 
buildout, the Project will consume approximately 12 percent less water per year compared to current 
levels of on-site irrigation and Project impacts to water supplies will be less than significant. The Project 
will not alter any local or regional drainage pattern or contribute runoff to existing and planned drainage 
facilities, nor will it contribute to erosion or siltation. Therefore, with implementation of design standards 
and guidelines set forth in the Thermal Ranch and as represented in the subdivision map and 
development plans, and with application of the above mitigation measures, potential impacts to hydrology 
and water quality and supplies will be less than significant.   
 
 

2.12.9 Cumulative Impacts 
 
Project cumulative impacts are expected to be limited. The Project will not contribute to water quality 
degradation, and will result in less water demand compared to current conditions. The Project will have 
no effect on local or area-wide drainage facilities and will not require capacity from any existing or future 
off-site drainage facility. The Project will not have a cumulatively considerable impact on area drainage 
or local or regional water quality or supplies.   
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2.13 Land Use and Planning 
 

2.13.1 Introduction 
 
The Land Use and Planning section describes the existing land uses of the Project site and its 
surroundings, and evaluates potential Project impacts on those lands. The Project is analyzed in terms 
of consistency with the General Plan, the East Coachella Valley Area Plan (ECVAP) and other land use 
planning documents potentially having regulatory effect on the subject property. Land use regulations 
affecting the Project site are described, as are the Project’s appropriateness, suitability, and compatibility 
with existing and planned land uses in the vicinity. This section includes a brief discussion of the 
Coachella Valley Multiple Species Habitat Conservation Plan (MSHCP). Also, please refer to Section 2.6 
Biological Resources for a comprehensive resource-based discussion of the Project’s potential effects 
on species and habitats covered by the MSHCP. Finally, the following discussion evaluates the 
compatibility of the Project with the Jacqueline Cochran Regional Airport Land Use Compatibility Plan 
and surrounding agricultural lands, which are analyzed in detail in Section 2.4 of this DEIR. 
 

2.13.2 Thresholds of Significance 
 
The thresholds of significance analyzed herein have been taken from Appendix G of the State CEQA 
Guidelines. For purposes of this EIR, the proposed Project would have a significant effect on existing and 
planned land use if it were to: 
 

a) Physically divide an established community.  
 

b) Cause a significant environmental impact due to a conflict with any land use plan, policy, or 
regulation adopted for the purpose of avoiding or mitigating an environmental effect.  

 
The Initial Study determined that the Project would result in “No Impact’ for threshold question a) above. 
Therefore, it is not analyzed further in this EIR.  
 

2.13.3 Regulatory Framework 
 
SCAG Regional Transportation Plan / Sustainable Communities Strategy 
The 2020-2045 Regional Transportation Plan / Sustainable Communities Strategy (RTP/SCS), prepared 
by the Southern California Association of Governments (SCAG), is a long-range plan for achieving 
connected transportation projects and investments across the six-county region. The Sustainable 
Communities Strategy (SCS) component of the plan outlines growth strategies for land use and 
transportation to help reduce California’s greenhouse gas emissions. Strategies provided in the SCS 
include the following: focus growth near destinations and mobility options; promote diverse housing 
choices; leverage technology innovations; support implementation of sustainability policies; promote a 
green region.  
 
Riverside County General Plan 
The Riverside County General Plan sets forth policies meant to enhance community identity within the 
County of Riverside and strengthen quality of life at the community level. The General Plan’s jurisdiction 
covers 19 Area Plans and all unincorporated communities.  
 
Infrastructure, Public Facilities and Service Provision 
 
LU 5.1 Ensure that development does not exceed the ability to adequately provide supporting 

infrastructure and services, such as libraries, recreational facilities, educational and day 
care centers, transportation systems, and fire/police/medical services.  
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LU 5.2 Monitor the capacities of infrastructure and services in coordination with service providers, 

utilities, and outside agencies and jurisdictions to ensure that growth does not exceed 
acceptable levels of service.  

 
Land Use Compatibility 
 
LU 7.4 Retain and enhance the integrity of existing residential, employment, agricultural, and 

open space areas by protecting them from encroachment of land uses that would result in 
impacts from noise, noxious fumes, glare, shadowing, and traffic.  

 
LU 7.5 Require buffering to the extent possible between urban uses and adjacent rural/equestrian 

oriented land uses.  
Circulation 
 
LU 13.1 Provide land use arrangements that reduce reliance on the automobile and improve 

opportunities for pedestrian, bicycle, and transit use in order to minimize congestion and 
air pollution. 

 
LU 13.2 Locate employment and service uses in areas that are easily accessible to existing or 

planned transportation facilities. 
 
Airports 
 
LU 15.2  Review all proposed projects and require consistency with any applicable airport land use 

compatibility plan as set forth in Appendix I-1 and as summarized in the Area Plan’s Airport 
Influence Area section for the airport in question. 

 
LU 15.4 Prior to the adoption or amendment of the General Plan or any specific plan, or the 

adoption or amendment of a zoning ordinance or building regulation with the Airport 
Influence Area of any airport land use compatibility plan, refer such proposed actions of 
the ALUC for review and determination as provided by the Airport Land Use Law.  

 
LU 15.9 Ensure that no structures or activities encroach upon or adversely affect the use of 

navigable airspace. 
 
Agriculture 
 
LU 20.1 Encourage retaining agriculturally designated lands where agricultural activity can be 

sustained at an operational scale, where it accommodates lifestyle choice, and in locations 
where impacts to and from potentially incompatible uses, such as residential uses, are 
minimized, through incentives such as tax credits. 

 
LU 20.2 Protect agricultural uses, including those with industrial characteristics (dairies, poultry, 

hog farms, etc.) by discouraging inappropriate land division in the immediate proximity 
and allowing only uses and intensities that are compatible with agricultural uses.  

 
LU 20.3 Permit farm-workers housing as an interim land use under the following circumstances: 

(AI 31) 
a. The area in which the proposal is located appears to be predominantly agricultural 

in nature and does not appear it will change in the near future. 
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b. The proposal is an interim use (5 to 10 years) and will not substantially affect the 
existing character of the area. 

c. Adequate infrastructure exists in the area to ensure safe, sound, and decent 
housing for farm workers.  

d. The proposal will not create any significant land use incompatibilities. 
e. The proposal will not jeopardize public health, safety, and welfare. 

 
LU 20.4 Encourage conservation of productive agricultural lands. Preserve prime agricultural lands 

for high-value crop production. 
 
LU 20.5 Continue to participate in the California Land Conservation Act (the Williamson Act) of 

1965. 
 
LU 20.6 Require consideration of state agricultural land classification specifications when a 2.5-

year Agriculture Foundation amendment to the General Plan is reviewed that would result 
in a shift from an agricultural to a non-agricultural use.  

 
LU 20.7 Adhere to Riverside County’s Right-to-Farm Ordinance. 
 
LU 20.8 Encourage educational and incentive programs in coordination with the Riverside County 

Agricultural Commissioner’s Office, the University of California Cooperative Extension 
Service, and the Riverside County Farm Bureau, that convey the importance of conserving 
watercourses and their associated habitat, as well as protective buffers for domestic and 
farm livestock grazing. 

 
LU 20.9 Weigh the economic benefits of surface mining with the preservation/ conservation of 

agriculture when considering mineral excavation proposals on land classified for 
agricultural uses. 

 
LU 20.10 Allow agriculturally related retail uses such as feed stores and permanent produce stands 

in all areas and land use designations. It is not the County’s intent pursuant to this policy 
to subject agricultural related uses to any discretionary permit requirements other than 
those in existence at the time of adoption of the General Plan.  

 
LU 20.11 The County of Riverside shall pursue the creation of new incentive programs, such as tax 

credits, that encourage the continued viability of agricultural activities. 
 
LU 20.12 Support and participate in ongoing public education programs by organizations such as 

the County Agricultural Commissioner’s Office, University of California Cooperative 
Extension, Farm Bureau, and industry organizations to help the public better understand 
the importance of the agricultural industry. 

 
Riverside County General Plan – Administration Element 
The Administration Element provides policies intended to establish, maintain, and apply the intent of the 
General Plan, including with respect to amendments. It includes provisions specific to Agriculture 
Foundation Amendments, which involve amendments to property designated in the General Plan as 
Agriculture. The Agriculture Foundation Amendment Cycle allows up to 7% of all land designated as 
Agriculture to change to other Foundation and land use designations during each 2.5 year cycle. The 7% 
conversion can occur anytime within the cycle, and is calculated separately for each of the following three 
areas: 
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A. The area covered by the Palo Verde and Desert Center Area Plans and the Eastern Desert 
Land Use Plan; 

B. The area covered by the Eastern Coachella Valley and Western Coachella Valley Area Plans; 
and, 

C. The area covered by all other Area Plans. 
 
The Project proposes an amendment to convert the subject property from the Agriculture Foundation to 
the Community Development Foundation. The site is in the area covered by the Eastern Coachella Valley 
and Western Coachella Valley Area Plans. 
 
Eastern Coachella Valley Area Plan 
The Eastern Coachella Valley Area Plan is a subarea plan under the County of Riverside General Plan, 
which encompasses many unincorporated communities in the eastern Coachella Valley and lays forth 
long-term visions, policy, and management regarding housing, population growth, conservation and open 
space resources, education, agriculture, intergovernmental cooperation, the local economy, and air 
quality. Under the Eastern Coachella Valley Area Plan, the Project site is designated as “Agriculture” on 
the ECVAP Land Use Plan and is therefore subject to the following ECVAP policies. 
 
Jacqueline Cochran Regional Airport and Chiriaco Summit Airport Influence Areas 
 
ECVAP 3.1 To provide for the orderly development of Jacqueline Cochran Regional Airport and 

Chiriaco Summit Airport and the surrounding areas, comply with the Airport Land Use 
Compatibility Plans for Jacqueline Cochran Regional Airport and Chiriaco Summit Airport 
as fully set forth in Appendix L-1 and as summarized in Tables 4 and 5, as well as any 
applicable policies related to airports in the Land Use, Circulation, Safety and Noise 
Elements of the Riverside County General Plan. 

 
Agricultural Lands 
 
ECVAP 5.1 Retain and protect agricultural lands through adherence to the policies contained in the 

Agriculture section of the General Plan Land Use Element.  
 
ECVAP 5.2  Refer to the General Plan Certainty System in the General Plan Administrative Element. 

An exception is provided allowing limited changes from the Agriculture designation to be 
processed and approved. 

 
Multipurpose Open Space 
 
ECVAP 16.1 Protect visual and biological resources in the Eastern Coachella Valley Area Plan through 

adherence to General Plan policies found in the Preservation section of the Multipurpose 
Open Space Element, as well as policies contained in the Coachella Valley Multiple 
Species Habitat Conservation Plan. 

 
Coachella Valley Multiple Species Conservation plan (CVMSHCP) 
The Coachella Valley Multi-Species Habitat Conservation Plan became effective within the County of 
Riverside on October 2nd, 2008, and was last updated in 2016. The CVMSHCP addresses the 
conservation needs of a variety of animal and plant species and communities occurring in the Coachella 
Valley region. It is a comprehensive regional plan encompassing a planning area of approximately 1.1 
million acres and conserving approximately 240,000 acres of land, in addition to public lands already in 
conservation. The network of preserves established through the CVMSHCP are generally located outside 
of urban areas in order protect lands with high conservation value for 27 plant and wildlife species and 
27 natural communities.  
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The proposed Project is within the CVMSHCP fee area but is located outside of any CVMSHCP 
Conservation Area. The nearest Conservation Areas are the Santa Rosa and San Jacinto Mountains 
Conservation Area, located 2.25± miles to the west of the Project site, and the Coachella Valley 
Stormwater Channel and Delta Conservation Area 3.25± miles to the southeast.  
 
The CVMSHCP aims to avoid the lengthy and costly development reviews by State and Federal Wildlife 
agencies, instead using a comprehensive landscape approach to conserving protected species and their 
habitats. Within the Plan’s jurisdiction new developments must pay a Local Development Mitigation Fee 
in order to mitigate the potential negative effects of development. The size and type of development 
determines the fee amount. Conservation areas within the CVMSHCP jurisdiction are subject to 
additional review and limitations. Payment of the development fee is required prior to the issuance of the 
Certificate of Occupancy or Final Inspection 
 
Thermal Community Plan 
The Riverside County Board of Supervisors authorized the preparation of a new Thermal Community 
Plan through General Plan Amendment No. 210110 on September 15, 2021. As of the writing of this EIR, 
the Thermal Community Plan is not yet available. The area encompassing the unincorporated community 
of Thermal is within the planning area for the Eastern Coachella Valley Area Plan, as well as the Riverside 
County General Plan.  
 
Airport Land Use Commission (ALUC) 
The State of California requires all counties with public use airports to have an Airport Land Use 
Commission to implement state law regarding airports and surrounding land use compatibility. The ALUC 
must develop a plan for promoting and ensuring compatibility between each airport in the county and 
surrounding land uses. As defined by the California State Aeronautics Act (Public Utilities Code Sections 
21670 et seq.), the purpose of the ALUC is “… to protect public health, safety, and welfare by ensuring 
the orderly expansion of airports and the adoption of land use measures that minimize the public’s 
exposure to excessive noise and safety hazards within areas around public airports to the extent that 
these areas are not already devoted to incompatible uses.” 
 
Riverside County Airport Land Use Compatibility Plan 
The Riverside County Airport Land Use Compatibility Plan Policy Document (ALUCP) was adopted by 
the Riverside County Airport Land Use Commissions (ALUC) in 2004. The plan establishes land use 
compatibility criteria for the influence areas of airports in Riverside County, including the Jacqueline 
Cochran Regional Airport. As discussed in this document, the Project site is within the influence area for 
the Jacqueline Cochran Regional Airport (JCRA). 
 
 

2.13.4 Environmental Setting 
 
The Coachella Valley is located in the central portion of Riverside County in the western edge of the 
Sonoran Desert and the Colorado Desert sub-unit. The southeast portion of the valley is bound by the 
Santa Rosa Mountains to the west and southwest, and the Mecca Hills to the northeast and east. Much 
of the urbanization in the Coachella Valley initially took place along the foothills of the San Jacinto and 
Santa Rosa Mountains and spread progressively onto the valley floor. Agriculture in the east valley began 
in the early 20th Century supported by groundwater. Agriculture in this area expanded rapidly with the 
construction of the 122-mile Coachella Branch Canal of the All-American Canal with deliveries beginning 
in the late 1940s. Farming expanded rapidly and since that time canal water has supported farming, 
aquaculture, and groundwater recharge.  
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The eastern Coachella Valley is noted for prime agricultural lands and for scenic vistas that have attracted 
resort residential and tourist developments. Urban development in the area extends to the late 1880s 
following the extension of Southern Pacific Railroad facilities in 1876. The cities of Coachella and Indio 
originally developed with and in support of local agriculture. Today, the majority of the eastern valley, 
from the Salton Sea north to the City of Coachella, continues to be devoted to growing such crops as 
dates, grapes, citrus, and seasonal row crops. In addition to its important agricultural production, the area 
is home to natural desert and mountain environments that have attracted residents and victors from 
around the world.  
 
A significant portion of the Project vicinity is within the Torres Martinez Desert Cahuilla Indians 
Reservation, which is designated in a checkerboard pattern and includes lands to the immediate south 
of the Project site on the south side of future Avenue 64.  
 
The Jaqueline Cochran Regional Airport is located in eastern Coachella Valley, near the community of 
Thermal and northeast of the Project site. The airport is operated by the County of Riverside. Lands 
within the Airport Influence Areas are subject to the County’s Airport Land Use Compatibility Plan. 
 
 

2.13.5 Existing Conditions 
 
The Project site is located in an unincorporated portion of Riverside County within the community of 
Thermal. The urban center of the unincorporated community of Thermal is located approximately a mile 
to the northeast of the subject site, and the community of Mecca is approximately 4.4 miles to the 
southeast. Lands directly to the south of the Project property are part of the Torres Martinez Desert 
Cahuilla Indians Reservation.  
 
The Project site is currently designated “Agriculture” in the Foundation Element of the General Plan and 
the Eastern Coachella Valley Area Plan (ECVAP). The western half of the 2 western quadrants of the 
Project site adjacent to Harrison Street are zoned as Controlled Development Area (W-2) and the 
remaining Project area is zoned as Heavy Agriculture (Exhibit 2.13-2). Additionally, the Project site is 
designated for Agriculture under the Riverside County General Plan.  
 
The subject property is located at the western edge of transitional land uses that have for many years 
been evolving away from agriculture to a variety of urban uses, including planned mixed-use 
developments that are building out under approved Specific Plans. Smaller-scale equestrian-oriented 
ranch development has also occurred to the immediate east and northwest. The nearest urban center is 
the community of Mecca located 5± miles southeast of the subject property. The ECVAP also anticipates 
the eventual development of an urban center for the Vista Santa Rosa community, which would be 
approximately 3.5 miles northwest of the subject site.  
 
The Kohl Ranch Specific Plan 
The Kohl Ranch Specific Plan encompasses 2,162.65± acres and is located directly to the east, northeast 
and north of the subject site, and is approved to construct approximately 7,161 dwelling units.1 Approved 
residential densities range from Medium Density Residential (3.3± du/ac) to Very High Residential (15.5± 
du/ac). The Kohl Ranch Specific Plan also provides 277± acres of Mixed-Use and Mixed-Use/Air Park 
that also provides for up to 159 residential units. Commercial retail uses are assigned to 28.27 acres and 
Heavy Industrial is assigned to 81.17 acres. Also see Exhibit 2.13-1. 
 
 

 
1  The Kohl Ranch Specific Plan No. 303, Amd. No. 2, adopted November 6, 2018. 
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Jacqueline Cochran Regional Airport (JCRA)  
The nearest runway of the Jacqueline Cochran Regional Airport (JCRA) lies approximately 6,400 feet 
northeast of the subject site. The Thermal Ranch Project site falls within the Airport Influence Area of the 
JCRA as shown on the Airport Land Use Compatibility Plan. The majority of the Project site is located in 
Zone D, with a small portion (6.50± acres) in the southwest corner located in Zone E. For purposes of 
analysis, the Project is analyzed as if entirely located within Zone D, although the site’s location at the 
outer edge of Zone D and inclusive of Zone E is also worthy of consideration.  
 
Approved Tentative Tract Maps (TTM) No. 32693 and 32694 
The lands included in these tract maps are located immediately west of Harrison Street and the subject 
property and immediately south of Avenue 62, extending from Harrison Street to Van Buren Street. 
Combined, these two subdivisions are approved for the development of up to 775 dwelling units. TTM 
32694 subdivides 396 acres into 547 residential lots with common areas, including recreational trails, 
equestrian pastures, and open space lot, two (2) lots for equestrian uses, and one (1) lot for a school. 
TTM 32693 subdivides 162 acres into 228 single family residential lots with common areas, including 
recreational trails, equestrian pastures, and open space lots, and one (1) lot for an equestrian use. 
Residential lots range from one unit per acre to 3-5 units per acre.  
 
CVWD Middleton Reservoir 7802-1 Site  
The existing CVWD Middleton Reservoir 7802-1 site located 2.4± miles southwest of the Project site, 
currently hosts a CVWD 2.5 million tank and is planned for multiple tanks. The existing reservoir site is 
fully graded and located behind an earthen berm with existing access and site security.  
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2.13.6 Project Impacts   
 
The applicant proposes a change of the Foundation Element land use designation on the subject property 
from “Agriculture” to “Community Development”, and also proposes to apply a variety of ECVAP land use 
designations consistent with proposed underlying land uses. Consistency zoning is also proposed as a 
part of this Project, with proposed zoning designations that correspond to the proposed uses and General 
Plan and ECVAP land use designations. The Project application includes Tentative Tract Map (TTM) No. 
38578, three plot plan applications, and a General Plan Amendment (GPA) and Change of Zone (CZ). 
 
Proposed Land Use Designations 
The Project proposes the development of an approximately 619.1-acre equestrian-oriented community. 
It will result in a mix of uses centered around a 231.1-acre equestrian center and related show facilities 
including barns, stables, and arenas. Surrounding the central facilities will be various complementary 
uses, including residential neighborhoods with a mix of housing types and densities, resort and hospitality 
development, and neighborhood commercial. The Project is made up of six Planning Areas within the 
proposed Community Development Foundation. These Planning Areas, which would be developed in 
phases, would include lands designated for Low, Medium, and High Density Residential, as well 
Commercial Tourist and Commercial Retail (Exhibit 2.13-3)  
 

Table 2.13-1 
Proposed Land Use Designations 

Foundation Component 

Community Development 
The Community Development General Plan Foundation Component depicts areas where urban and 
suburban development is appropriate. It is the intent of this Foundation Component to provide a breadth 
of land uses that foster variety and choice, accommodate a range of lifestyles, living and working 
conditions, and accommodate diverse community settings. The goal is to accommodate a balance of 
jobs, housing and services within communities to help achieve other aspects of the RCIP Vision, such 
as mobility, open space, and air quality goals. It is the expressed goal of the General Plan to focus future 
growth into those areas designated for Community Development and in a pattern that is adaptive to 
transit and reduces sprawl. 

Planning Area Land Use Designation 

PA 1 Commercial Tourist (CT) 
The Commercial Tourist land use designation allows for tourist-related commercial 
uses such as hotels, golf courses, recreation, and amusement facilities. Commercial 
Tourist uses will be permitted based on their compatibility with surrounding land uses. 
FAR range from 0.2 to 0.35. 

PA 5 

PA 2 

Low Density Residential (LDR) 
The Low Density Residential land use designation provides for the development of 
detached single family residential dwelling units and ancillary structures on large 
parcels. In the Community Development Foundation Component (unlike the Rural 
Community Foundation Component, which also permits the LDR designation), 
intensive animal-keeping uses are discouraged or would be limited to ensure 
compatibility between the LDR designation and other, more intense Community 
Development residential uses in the vicinity. Limited agriculture is permitted in this 
designation. The density range is from 2 dwelling units per acre to 1 dwelling per acre, 
which allows a minimum lot size of one – half acre. 
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PA 3 

Medium Density Residential (MDR) 
The Medium Density Residential land use designation provides for the development 
of conventional single family detached houses and suburban subdivisions. Limited 
agriculture and animal-keeping uses, such as horses, are also allowed within this 
category. The density range is 2.0 to 5.0 dwelling units per acre, which allows for a lot 
size that typically ranges from 5,500 to 20,000 square feet. 

PA 4 

High Density Residential (HDR) 
The High Density Residential land use designation allows detached, small lot single 
family and attached single family homes, patio homes, zero lot line homes, multi-family 
apartments, duplexes, and townhouses. The potential for clustered development is 
provided for in this land use category. The density range Is 8.0 to 14.0 dwelling units 
per acre. 

PA 6 

Commercial Retail (CR) 
The Commercial Retail land use designation allows for the development of commercial 
retail uses at a neighborhood, community and regional level, as well as for professional 
office and tourist-oriented commercial uses. Commercial Retail uses will be permitted 
based on their compatibility with surround land uses, and based on the amount of 
Commercial Retail acreage already developed within County of Riverside 
unincorporated territory. The amount of land designated for Commercial Retail 
development within Riverside County’s land use plan exceeds that amount which is 
anticipated to be necessary to serve Riverside County’s population at build out. This 
oversupply will ensure that flexibility is preserved in site selection opportunities for 
future retail development within the county. Floor area ratios range from 0.2 to 0.35 

Source: Riverside County General Plan Land Use Element (September 2021).  
 
The potential impacts of the proposed Project on land use and planning are discussed below.  
 
 

b) Cause a significant environmental impact due to a conflict with any land use plan, policy, 
or regulation adopted for the purpose of avoiding or mitigating an environmental effect.  

 
The Project is subject to the provisions of the Southern California Association of Governments (SCAG) 
2020-20245 Regional Transportation Plan/Sustainable Communities Strategy (TRP/SCS), as well as the 
Riverside County General Plan and the Eastern Coachella Valley Area Plan. The site is also located 
within the planning boundaries of the Jacqueline Cochran Regional Airport and the Coachella Valley 
Multiple Specifies Habitat Conservation Plan. A community plan for the Unincorporated Community of 
Thermal is forthcoming, but it was not available for consideration in this EIR at the time of writing. The 
County’s General Plan currently classifies the subject site under the Agriculture Foundation Component 
and the Agriculture land use designation. The site is zoned for Controlled Development (W-2) and Heavy 
Agriculture (A-Z-10). The following discussion describes current land use and related designations and 
policies, and evaluates the potential environmental effects of approving the Thermal Ranch Specific Plan 
and associated applications.  
 
SCAG 2020-2045 RTP/SCS 
The Sustainable Communities Strategy (SCS) component of the RTP/SCS provides land use and 
transportation strategies with the aim of meeting greenhouse gas emissions reduction targets, as 
mandated by AB 32 and SB 32, at the regional level by facilitating per-capita reductions in vehicles miles 
traveled (VMT). The SCS sets forth five sets of strategies: Focus growth near destinations and mobility 
options; Promote diverse housing choices; Leverage technology innovations; Support implementation of 
sustainability policies; and Promote a green region.  
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While some of the strategies provided in the SCS are targeted at local governments, the proposed Project 
is consistent with some of the strategies, as discussed in Section 2.5, Air Quality. For example, consistent 
with the goal to “Focus growth near destinations and mobility options,” the proposed development would 
provide 1,362 units of housing on-site, in proximity to the employment and recreation opportunities 
associated with the proposed equestrian center and commercial space.  
 
For those living on-site, this land use pattern would facilitate multimodal access to work and other 
destinations, and for those living in the eastern Coachella Valley more broadly, the jobs generated by 
this development could reduce commute times and distances. Consistent with the SCS goal to “Promote 
diverse housing choices,” the Project will provide a range of housing options, including workforce 
housing, attached and detached single family homes, and resort condominiums.  
 
Riverside County General Plan Land Use Element 
As noted, the Project includes a Specific Plan (SP), General Plan Amendment (GPA) and a Change of 
Zone (CZ), three Plot Plans (PP), and a Tentative Tract Map (TTM). The Specific Plan and associated 
applications encompass 619.1 acres and consideration and approval requires public hearings before the 
County Planning Commission and Board of Supervisors.  
 
The proposed Thermal Ranch GPA would change the site’s General Plan Foundation designation from 
Agriculture to Community Development. It also proposes that the land use designation be changed from 
Agriculture to Tourist Commercial (TC), Regional Commercial (CR), Low Density Residential (LDR), 
Medium Density Residential (MDR), and High Density Residential (HDR). Under the proposed Change 
of Zone, the site would change approximately 475 acres currently designated Heavy Agriculture (A-Z-10) 
and the balance of the site (144± acres) currently designated for Controlled Development (W-2) to 
Specific Plan (SP). With the adoption of the proposed GPA and CZ, the proposed Project would be made 
consistent with the Foundational Component and land use designation of the General Plan and zoning 
ordinance.  
 
A General Plan Consistency Analysis was prepared for the proposed Specific Plan in order to 
demonstrate consistency with applicable policies in the Riverside County General Plan (2015). This 
analysis is included in Appendix J of this EIR. The following section addresses the Project’s compliance 
with applicable policies that are not also covered in the Eastern Coachella Valley Area Plan (see the 
subsequent section for a consistency analysis of the proposed Specific Plan with the ECVAP).  
 
Agricultural Land Conversion Policy 
The Riverside County General Plan Administration Element establishes the Agriculture Foundation 
Amendment Cycle. This provision allows up to 7% of designated agricultural lands in the area covered 
by the Eastern Coachella Valley and Western Coachella Valley Area Plans to be converted to another 
Foundation and Land Use designation during each 2.5-year cycle. In the event that the 7% threshold has 
been exceeded, the proposed project would be subject to review by an Agricultural Task Force.  
 
The Thermal Ranch GPA proposes to convert 619± acres from the Agriculture Foundation into the 
Community Development Foundation. According to communication with County staff, the conversion of 
Agriculture Foundation land proposed by the Project will fall within the permitted 7% conversion for the 
current cycle.2 Therefore, the adoption of the proposed General Plan Amendment will not conflict with 
the Riverside County General Plan, including the Land Use and Administration Elements.  
 
 

 
2  Personal communication, Russell Brady, Riverside County Planning. July 10, 2023.  
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Infrastructure and Services Policies 
The infrastructure section of the General Plan Land Use Element includes policies LU 5.1 and 5.2, which 
require that new development does not exceed the capacity of public services and utilities. Domestic 
water, sanitary sewer, electric power and natural gas are all located near or in proximity of the Project 
site. Section 2.21: Utilities and Service Systems of this Draft EIR describes the capacity and location of 
public utilities that are available to provide urban-scale services to the Thermal Ranch site. 
 
As discussed in Section 2.17 of this EIR, Public Services, the subject site is within an acceptable fire 
protection response time and is within the existing beat patrol area for the County Sheriff’s Department. 
The Thermal Sheriff’s Station is located at 86625 Airport Boulevard and approximately 2.85 miles from 
the Thermal Ranch site. County Fire Station 39 is located at 86911 58th Ave, Thermal approximately 3 
miles northeast of the Project site with a response time of approximately five minutes.  
 
As discussed in Section 2.17, the Project site is in proximity to multiple libraries and medical and 
healthcare facilities. The Project is within the boundary of the Coachella Valley Unified School District, 
which, as of the 2022/23 enrollment, had sufficient capacity to accommodate the number of students 
projected to be generated by the proposed development. It is appropriate to note that several CVUSD 
schools are located within one-half mile of the Thermal Ranch. 
 
Land Use Policies 
Land Use Compatibility policies LU 7.4 and 7.5 require protection against encroaching impacts from 
conflicting land uses and buffering between urban and rural/equestrian land uses. The Project site is 
located in an area with transitioning land uses from primarily rural and agricultural to increasing 
urbanization. Approved changes in area land use include the 2,162± acre Kohl Ranch Specific Plan, as 
well as the residential zoned and subdivided lands immediately west of the subject site. Local schools 
and other supporting land uses also support the conclusion that the Thermal Ranch Project will be 
consistent and compatible with the evolving character of the planning area and is not expected to result 
in impacts as a result of encroachment. The surrounding existing and planned arterial-scale roadways 
will further ensure that the Project does not interfere with area planning meant to avoid or mitigate an 
environmental effect. 
 
Also see an evaluation of airport planning and associated land use policies included under Section 2.11, 
Hazards and Hazardous Materials.  
 
Circulation Policies 
Circulation policies LU 13.1 and 13.2 promote land use arrangements that reduce automobile 
dependance and prioritize development in areas with existing or planned transportation facilities. The 
public streets forming the Project boundaries are Avenue 62, Harrison Street, Tyler Street, and Avenue 
64. Avenue 62 and Harrison Street are designated as multi-lane expressways and the Project will be 
easily accessible from existing and planned transportation facilities. Thermal Ranch is planned as an 
integrated community with resort, retail and service commercial uses. The Project circulation plan 
provides an internal trail system that is intended to minimize internal vehicular trips, instead facilitating 
travel between on-site uses on foot, or via bicycle, golfcart, or horseback. The Thermal Ranch Project 
will be compatible with these County General Plan circulation policies. The Project’s compatibility with 
the Jacqueline Cochran Regional Airport is described below. 
 
Eastern Coachella Valley Area Plan (ECVAP) 
The Project site is located within the planning boundaries of the Eastern Coachella Valley Area Plan, a 
sub-area component of the County General Plan. The ECVAP states that the purpose of the land use 
plan is to maintain the character of the area, and to “focus growth adjacent to where it currently exists 
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and in areas where growth is desirable in order to bolster the economic base of the local communities.”3 
The proposed Project would maintain the existing agricultural character of the site at least to the extent 
it would emphasize equestrian lifestyles, which are emphasized throughout the ECVAP.  
 
Throughout the ECVAP, and specifically in the “Thermal Town Center” discussion, it states that “it is 
recognized that new towns and planned communities will also play a role in the future development of 
Riverside County….. including areas of the Eastern Coachella Valley Area Plan that are not adjacent to 
existing cities or developed areas.”4 Among the land uses and events that the ECVAP cites as beneficial 
to the community is the “HITS (Horse Shows in the Sun) facilities and events”, which is the equestrian 
center planned for relocation to the Thermal Ranch Project. In this regard, the proposed equestrian-
center community is complementary to the County’s vision for the Thermal community. 
 
The ECVAP planning area has been undergoing community-wide planning and urbanization for many 
years. Existing properties approved for residential development occur adjacent to and in the vicinity of 
the Project site to the east, northeast, and northwest. The Desert Mirage High School, Toro Canyon 
Middle School, and Las Palmitas Elementary School are located approximately one-half mile south of 
the subject property on Tyler Street. Furthermore, the ongoing buildout of the Kohl Ranch Specific Plan, 
including the auto-centric Thermal Club development, is bringing medium density residential 
development to the lands immediately just east and north of the Project.  
 
Properties west of the Project site include approved Tentative Tract Maps No. 32693 and 32694 located 
immediately west of Harrison Street and south of Avenue 62, which are planned for up to 775 dwelling 
units at densities ranging from one unit per acre to 3 to 5 dwellings per acre. Land use trends in the 
Project planning area indicate that the current and planned uses are gradually urbanizing. Furthermore, 
and as noted above, the Project site is currently well served by utilities. Existing water and sewer mains 
run in the Harrison St and Avenue 62 rights-of-way, and existing electricity and telecommunication lines 
occur overhead along site boundaries.  
 
As discussed above, the ECVAP aims to maintain the current character of the region and to concentrate 
growth in areas that are economically beneficial to existing communities. The Project site is currently in 
use for agriculture and is surrounded by both undeveloped and urbanizing lands that are well served by 
public services and facilities. Lands to the east, north, and west of the site are zoned for low to medium 
density residential development. In the context of existing and planned land uses, and the availability of 
public services and facilities, the Project site is in the path of future urbanization and is a logical extension 
of this pattern envisioned in the ECVAP. The proposed development would both be focused where growth 
is already occurring, and would be consistent with the equestrian character in prevalent in the area.  
 
ECVAP Agricultural Lands 
The Land Use section of the ECVAP includes provisions addressing agricultural lands, which require 
adherence to the Agriculture section of the County General Plan. Policies LU.1 to LU.12  of the General 
Plan (provided in Section 2.13.3, above), which pertain to the Agricultural Foundation Component, aim 
to “provide for the continued and even expanded production of agricultural products by conserving areas 
appropriate for agriculture and relate infrastructure and supporting services.”5  
 
The Project proposes the development of an equestrian-oriented, resort residential community on the 
approximately 619±-acre site, all of which is currently used for agriculture. The proposed development 
would constitute an encroachment into an area dominated by agriculture and related uses, and more 

 
3  Eastern Coachella Valley Area Plan, September 2021, page 11.  
4  Ibid. 
5  County of Riverside General Plan Land Use Element (September 2021), p.LU-45.  
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recently hosting residential, institutional, recreational and other urban land uses. Agricultural lands in the 
area, including the subject property, are well served by the CVWD/USBR irrigation systems, tile drainage 
and agricultural drain facilities.  
 
The potential environmental impacts associated with this farmland conversion are addressed in depth in 
Section 2.4 of this EIR, which addresses Agriculture and Forestry Resources. Using the Land Evaluation 
and Site Assessment Model (LESA) developed by the state Department of Conservation for analysis, it 
was determined that the subject site is a high-quality agricultural resource due to its size, soil quality, 
access to a reliable water supply for irrigation, and the presence of adjacent agricultural lands. Impacts 
related to Agricultural Resources were determined to be significant and unavoidable.  
 
It should be noted that provision is made in the ECVAP for the conversion of agricultural lands in areas 
where expansion into urban uses is in keeping with the larger planning goals within the ECVAP planning 
areas. The subject western portion of the Thermal planning area has seen and is planned for continuing 
conversion of these lands to urban uses. To the extent the Project is consistent with the ECVAP’s long-
term plans for this area, the Project can be considered to be consistent with ag-related ECVAP guidance. 
 
Nonetheless and in strict consideration of applicable policies, the conversion of this site to non-
agricultural uses would be in conflict with certain General Plan agriculture policies, including LU-20.4: 
“Encourage conservation of productive agricultural lands. Preserve prime agricultural lands for high-value 
crop production.” The proposed Project would therefore result in potential conflicts with policies that 
promote the conservation of productive agricultural lands.  
 
ECVAP Policy Areas: Jacqueline Cochran Regional Airport Influence Area 
The Policy Areas section of the ECVAP identifies areas with special or unique characteristics, including 
the Jacqueline Cochran Regional Airport (JCRA) and its Influence Area. Airport compatibility is 
determined by the County Airport Land Use Commission (ALUC). According to policy ECVAP 3.1, 
development in the JCRA Influence Area must comply with the applicable Airport Land Use Compatibility 
Plans and any other applicable policies in the County General Plan. The proposed Thermal Ranch Project 
lies approximately 6,400 feet southwest of the nearest runway of the JCRA and largely within zone of 
influence “D”. Pursuant to consultation with ALUC staff, the Project proponent prepared an Airport Land 
Use Compatibility application. The Project’s consistency with the Airport Land Use Compatibility Plan 
(ALUCP) is discussed in greater detail in this EIR in Section 2.11: Hazards and Hazardous Materials, 
and 2.15: Noise. 
 
On July 13, 2023, the Riverside County ALUC held a public hearing on the Project’s consistency with 
county-wide airport policy and the JCRA Land Use Compatibility Plan. The ALUC determined that as 
proposed and with proper implementation of Project development standards and guidelines, the Project 
will result in less than significant noise and safety hazards and will have a less than significant impact on 
airport operations. The commission therefore concluded that the Project is compatible with the JCRA 
Land Use Compatibility Plan.  
 
In addition, the Project proponent submitted applications to the Federal Aviation Administration (FAA) 
asking that the FAA evaluate the potential impacts of the Project on airport operations. On June 12, 2023 
the FAA determined that the Project will not have an adverse effect on aircraft navigation or create an 
obstruction to aircraft operations at the JCRA. Overall, the FAA and ALUC determined that, given the 
appropriate implementation of the Mitigation Measures provided in Section 2.11 (AIR-1 through AIR-7), 
the Project would not be subject to significant noise or safety hazards, nor would it adversely affect airport 
operations or aircraft navigation and operations. Therefore, as concluded by the Riverside County ALUC, 
the Project would not conflict with the applicable airport land use compatibility plans.  
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ECVAP Multipurpose Open Space  
The Multipurpose Open Space section of the ECVAP includes policies pertaining to habitat conservation 
and the Coachella Valley Multiple Species Habitat Conservation Plan (CVMSHCP). The Project’s 
compliance with the CVMSHCP is discussed in greater detail in Section 2.6 of this EIR, Biological 
Resources.  
 
The Project site is located within the CVMSHCP planning area but is not located within a Conservation 
Area. Two Conservation Areas, the Santa Rosa and San Jacinto Mountains Conservation Area and the 
Coachella Valley Stormwater Channel and Delta Conservation Area, are within three miles of the subject 
site. As stated in Section 2.6.6(a) of this EIR, development of the proposed Project is not expected to 
have any impacts on these Conservation Areas.  
 
The Project will comply with the CVMSHCP policies and as discussed in Section 2.6 of this EIR, is not 
expected to impact any CVMSHCP-covered species on the Project site or the conservation areas located 
in the project vicinity. The Project proponent will pay an MSHCP development impact fee which is 
required of all new developments in the plan area and fund the ongoing assembly of conservation lands. 
Given that the habitat on the Project site has been disturbed and essentially removed over the course of 
decades of active cultivation, it would not be suitable for assembly into a conservation area. Given these 
facts, the Project is not expected to conflict with the CVMSHCP or with the related policies contained in 
the ECVAP.  
 
CVWD Middleton Reservoir 7802-1 Site 
The Project reservoir site was approved in 2002 by CVWD and has been partially improved to 
accommodate multiple tanks with one 2.5 mg tank having been built to date. The dedicated site is located 
on the lower slopes of the Martinez Canyon alluvial fan. The development of the Project reservoir at this 
location will not conflict with any land use plan or policy or regulation, including those adopted to avoid 
or mitigate adverse environmental impacts. There will be no impact. 
 
Summary 
The Project proposes to amend the County General Plan Foundation Element and Land Use Element 
based upon and to be implemented by the proposed Thermal Ranch Specific Plan and associated 
applications. The GPA and associated Change of Zone will align the Thermal Ranch Project with the 
Riverside County General Plan and the Eastern Coachella Valley Area Plan goals. No significant 
environmental impacts are expected to occur as a result of the proposed changes in land use, with the 
exception of impacts associated with the conversion of agricultural lands.  
 
Analysis in the Agriculture and Forestry Resources section of this EIR determined that significant and 
unavoidable impacts could result from the proposed conversion of the Project site to non-agricultural 
uses. Nonetheless, the Project’s proposed conversion of farmland the Agriculture Foundation Element to 
the Community Development Foundation falls within the County threshold of 7% conversion per 2.5-year 
cycle and, therefore, will not conflict with the General Plan Foundation Component or Administration 
Element of the County General Plan.  
 
The Project has been thoroughly assessed by the County ALUC for conflicts or incompatibilities of the 
Project with current and future operations at the Jacqueline Cochran Regional Airport. The ALUC 
determined that the Project will not create any significant incompatibilities or conflict with the JCRA Land 
Use Compatibility Plan.  
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2.13.7 Mitigation Measures 
 
As discussed above, the proposed Thermal Ranch Specific plan project will not cause or result in the 
division of any existing community or neighborhood. Therefore, no mitigation is required. With the 
approval of the Thermal Ranch GPA and CZ, the Specific Plan and associated applications will be 
consistent with the County General Plan and the ECVAP. The Project also lies outside of a Conservation 
Area as established by the Coachella Valley MSHCP, will pay appropriate development impact fees as 
provided for in the MSHCP for all development and will be consistent with the MSHCP and its goals and 
policies. No mitigation is required with regard to General Plan land use conformity or consistency with 
the Coachella Valley MSHCP. 
 
The Riverside County ALUC reviewed the proposed Project and determined that the Thermal Ranch 
Project will be consistent and compatible with the Jacqueline Cochran Regional Airport Land Use 
Compatibility Plan. The FAA also conducted several obstruction evaluations for the Project and 
determined that the Project will not obstruct or adversely affect navigation at the airport. Therefore, no 
mitigation is required to ensure Project compatibility with the JCRA compatibility plan. 
 
The Section 2.4 analysis of the Project’s impacts on agricultural resources has determined that the 
Project has the potential to have a significant impact on these resources. However, the Project can also 
be found to be consistent with County’s Agriculture Foundation Amendment Cycle in that the subject 
conversion does not exceed the County’s 7% threshold for the current 2.5-year cycle. Therefore, the 
Project will not conflict with the General Plan Foundation Component or Administration Element of the 
County General Plan with regard to agricultural land conversion. 
 
 

2.13.8 Significance After Mitigation 
 
The impacts resulting from the proposed change in General Plan Land Use Element Foundation 
Component and policies will be less than significant.  
 
 

2.13.9 Cumulative Impacts 
 
The proposed General Plan Amendment and Change of Zone apply only to the subject property. As 
noted, the Project will not contribute to the division or segregation of any existing community or 
neighborhood. In addition, the Project GPA, CZ and Specific Plan Project has been found to be consistent 
with applicable land use and zoning designations, approved development on neighboring properties, as 
well as with the JCRA Land Use Compatibility Plan. Finally, the conversion of agricultural land is 
consistent with the County’s General Plan policies and projections for a limited amount of acreage to be 
converted from agricultural to community development uses every 7 years. Therefore, the Project’s 
impacts on surrounding land use and applicable land use policies will not be cumulatively considerable. 
Cumulative impacts related to the conversion of farmland resulting from proposed change of General 
Plan Land Use Element Foundation Component are addressed in Section 2.4.9.   
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2.14 Mineral and Paleontology Resources 
 

2.14.1 Introduction 
 
This section of the EIR describes existing conditions with regard to mineral and paleontological resources 
within the Project planning area and analyzes the potential impacts of the project on these resources. 
The region is important in terms of construction-related mineral resources and their production. Mineral 
resources are largely associated with fluvial deposits in the Indio Hills, Mecca Hills, and foothills of the 
Little San Bernardino Mountains. The proposed Project will depend on aggregate for concrete and 
asphalt production, as well as direct use. Local paleontological resources are limited to bivalves 
associated with various standards of ancient Lake Cahuilla. A wide range of data and information, ranging 
from research to regional-scale planning and environmental documents, have been used in researching 
and analyzing the Project and its potential effects. 
 

2.14.2 Thresholds of Significance 
 
The thresholds of significance analyzed herein have been taken from Appendix G of the State CEQA 
Guidelines and from the Riverside County Initial Study Checklist. For purposes of this EIR, the proposed 
Project would have a significant effect on mineral resources if it were to: 
 

a) Result in the loss of availability of a known mineral resource that would be of value to the region 
or the residents of the State? 

b) Result in the loss of availability of a locally-important mineral resource recovery site delineated 
on a local general plan, specific plan or other land use plan? 

c) Potentially expose people or property to hazards from proposed, existing, or abandoned quarries 
or mines? 

d) Directly or indirectly destroy a unique paleontological resource, site, or unique geologic feature?1 
 

2.14.3 Regulatory Framework 
 
Federal 
 
No federal regulations relative to mineral resources would be applicable to the proposed Project. 
 
State 
 
Surface Mining and Reclamation Act of 1975 
The State Mining and Reclamation Act (SMARA) was enacted in 1975 in response to land use conflicts 
between urban growth and essential mineral production. In accordance with SMARA and as discussed 
below, the State has established the Mineral Land Classification System to help identify and protect 
mineral resources in areas that are subject to urban expansion or other irreversible land uses that would 
preclude mineral extraction. Protected mineral resources include construction materials, industrial and 
chemical mineral materials, metallic and rare minerals, and non-fluid mineral fuels. 
 
Regional and Local 
 
Riverside County General Plan 
 
OS 14.2  Restrict incompatible land uses within the impact area of existing or potential surface mining 

areas. 
 

1  A stand-alone threshold in the RivCo Initial Study Checklist, the threshold for impacts to paleontological 
resources is included in this resource discussion consistent with Appendix G of the CEQA Guidelines. 
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OS 14.3  Prohibit land uses incompatible with mineral resource recovery within areas designated Open 
Space-Mineral Resources and within areas designated by the State Mining and Geology 
Board as being of regional or statewide significance. 

 
OS 19.6 Whenever existing information indicates that a site proposed for development has high 

paleontological sensitivity as shown on Figure OS-8 OS-7, a paleontological resource impact 
mitigation program (PRIMP) shall be filed with the Riverside County Geologist prior to site 
grading. The PRIMP shall specify the steps to be taken to mitigate impacts to paleontological 
resources. 

 
OS 19.8  Whenever existing information indicates that a site proposed for development has 

undetermined paleontological sensitivity as shown on Figure OS-8, a report shall be filed with 
the County Geologist documenting the extent and potential significance of the paleontological 
resources on site and identifying mitigation measures for the fossil and for impacts to 
significant paleontological resources prior to approval of that department. 

 
The Eastern Coachella Valley Area Plan (ECVAP) is a subarea plan under the County of Riverside 
General Plan, which encompasses several unincorporated communities in the eastern Coachella Valley 
and lays forth long-term visions, policy, and management regarding housing, population growth, 
conservation and open space resources, education, agriculture, intergovernmental cooperation, the local 
economy, and air quality.  
 
No other local or regional regulations relative to mineral or paleontological resources would be applicable 
to the proposed Project. 
 
 

2.14.4 Environmental Setting 
 
The mountains and foothills surrounding the Coachella Valley have a history of mining that dates back to 
the late 1800s. Mines in the Santa Rosa and San Jacinto National Monument have produced gold, 
asbestos, beryllium, limestone, tungsten, copper, tourmaline, and garnet. With the exception of 
limestone, however, these mineral deposits have not been extensively mined, are limited, or are not 
precisely known.  
 
The surrounding mountain ranges and eroding hills have filled the valley with deep and extensive 
deposits of sand and gravel, known collectively as aggregate. Aggregate is used for asphalt, concrete, 
road base, stucco, plaster, and other similar construction materials. The Palm Springs Production-
Consumption (P-C) Region is a 631 square mile area in the Coachella Valley that is heavily mined for 
aggregate. 2,3,4 This region covers the area east of Cabazon, south of Morongo Valley and Joshua Tree 
National Park, west of the Mecca Hills, and north of the community of Mecca and east of the San Jacinto 
Mountains. According to California Geological Survey, the Palm Springs P-C Region has 30,072 acres 
classified as land where significant mineral deposits are present, or where it is judged that a high 
likelihood for their presence exists. The Palm Springs region contains 3.2± billion tons of aggregate 
resources.  
 
The subject property is located on the Valerie Quad of the Mineral Land Classification Map published by 
the California Department of Conservation-Division of Mines and Geology (now the California Geological 

 
2      Op cit. (BLM 2002) 
3  Op cit. CA Mines and Geology. 1988. 
4  The Palm Springs Production-Consumption Region generally extends from Cabazon on the west to Mecca 

on the east. 
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Survey). The mineral mapping and classification identifies aggregate materials in the 629± square mile 
Palm Springs Production-Consumption Region. The report was prepared to determine quantities of 
available aggregate resources, and to evaluate the adequacy of permitted aggregate reserves for 
meeting the future needs of each region. The report assigned Mineral Resource Zone (MRZ) 
classifications to all lands within the region. MRZ classifications describe the location of significant PCC-
grade aggregate deposits as follows. 
 

MRZ-1: Areas where adequate information indicates that no significant mineral deposits are 
present, or where it is judged that little likelihood exists for their presence. Includes Quaternary 
alluvial deposits of the central upper Coachella Valley, the Imperial Formation of the Indio Hills, 
Garnet Hill, the hills west of Whitewater River Canyon, and the Borrego Formation of the 
southeastern Coachella Valley.  
 
MRZ-2: Areas where adequate information indicates that significant mineral deposits are present, 
or where it is judged that a high likelihood for their presence exists. Includes the following areas:  
 
1) Whitewater River floodplain extending from the Whitewater River Trout Farm to the City of 
Palm Springs, 2) San Gorgonio River floodplain from Cabazon to its confluence with the 
Whitewater River, 3) the river channel in the lower part of Little Morongo Canyon, 4) a small 
alluvial wash north of Thousand Palms, 5) the confluent alluvial fans of Berdoo and West Berdoo 
Canyons, 6) the alluvial fan of Fargo Canyon, 7) an alluvial fan north of Indio, and 8) an alluvial 
wash and fan east of Thermal.  
 
MRZ-3: Areas containing mineral deposits, the significance of which cannot be evaluated from 
available data. Includes lands composed of Cabazon Fanglomerate, Ocotillo Conglomerate, 
Painted Hills Formation, Palm Springs Formation, Mecca Formation, and metamorphic rocks of 
the San Jacinto Mountains and the San Gorgonio Complex.  

 
The Project site is located outside the Palm Spring P-C mineral resources mapping area, the closest 
mapped resource area occurring approximately one mile north of the site. Mapped mineral resource lands 
in the Project vicinity are classified as MRZ-1,5 indicating that no significant mineral resources occur or 
are expected to occur in this area. The proposed Project area and much of the surrounding land is in 
agricultural use, is developed or otherwise unavailable for mining.  
 
The Coachella Valley has nearly a dozen permitted aggregate operations, which contain approximately 
272 million tons of mineable aggregate.6 These reserves are expected to meet the demand and provide 
adequate supply at current rates of consumption for approximately 130 years. The ECVAP identifies 737 
acres designated as “Open Space-Mineral Resources (OS-MIN)7 Existing permitted sand and gravel 
operations located in the vicinity of the subject property include the following: 
 
Indio Quarry/Indio Hills Fan: Sand and gravel is the mineral commodity excavated from the Indio Quarry. 
The subject resource area consists of a moderate sized deposit that is located within 750 acres of an 
alluvial fan adjacent to and immediately south of the Indio Hills. It is located in the CVMSHCP Indio Hills 
Palms Conservation Area. The deposit contains approximately 73 million tons of aggregate resource to 
an average depth of approximately 200 feet and includes aggregate meeting the specifications for making 
Portland cement concrete-grade aggregate. The Indio quarry is the largest producer of concrete (PCC)-
grade aggregate material in the Palm Springs Production-Consumption (P-C) Region.  

 
5  Figure OS-6 Mineral Resources Zones, County of Riverside General Plan, Multipurpose Open Space 

Element, 2015. 
6  Ibid. 
7  Table 2, Riverside County General Plan, East Coachella Valley Area Plan, 9.28.21 
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Thermal Area 1: Thermal Area 1 includes deposits on an alluvial fan and wash near the mouth of an 
unnamed canyon about three miles east of the community of Therma. The area is located adjacent to 
the CVMSHC Mecca Hills/Orocopia Mountains Conservation Area. PCC-grade aggregate is produced in 
the upper and lower portions of this deposit. These lesser-quality deposits have a relatively high (65%) 
ratio of sand to gravel. The deposit is crossed by the Coachella Branch of the All-American Canal, and 
the southwesterly deposit is now inactive.  
 
Thermal Area 2: Another approved and active quarry in this area encompasses 120± acres and is a 
source of PCC-grade aggregate and clay deposits occurring on adjoining alluvium. Permitted in 1995-
96, this site is located within the CVMSHCP Mecca Hills/Orocopia Mountains Conservation Area and is 
east of the Coachella Branch Canal and the mining area described immediately above.  
 
Naturally occurring mineral deposits are nonrenewable resources that cannot be replaced once they are 
depleted. The primary mineral resources within the Coachella Valley are aggregates such as sand, 
gravel, and crushed stone. Other mineral deposits in the region are generally limited to rocky 
outcroppings within the Little San Bernardino and Santa Rosa Mountains and have not been mined. 
These resources include copper, limestone, specialty sands, and tungsten.  
 
There are decorative stone deposits that are being mined on public land in the Painted Hills area west of 
Desert Hot Springs, as well as clay deposits at the base of the Mecca Hills east of Thermal on public and 
private land. These clay deposits may be used as an impermeable layer for lining landfills, ponds, and 
similar construction applications, and some of these deposits have been permitted for mining.  
 
Paleontological Resources 
In general, the defining character of fossils or fossil deposits is their geologic age, which is typically older 
than 10,000 years, the generally accepted temporal boundary marking the end of the last late Pleistocene 
glaciation and the beginning of the current Holocene epoch. Fossil resources generally occur in areas of 
sedimentary rock (e.g., sandstone, siltstone, mudstone, claystone, and shale) or fluvial sands, mud, and 
silt. Occasionally fossils may be exposed at the surface through the process of natural erosion or as a 
result of human disturbances; however, they generally lay buried beneath surficial soils. Thus, the 
absence of fossils on the surface does not preclude the possibility of them being present in subsurface 
deposits, while the presence of fossils at the surface is often a good indication that more remains may 
be found in the subsurface. 
 
 

2.14.5 Existing Conditions 
 
The subject property is comprised of sandy and silty soils to a depth of at least 20 feet, according to 
subsurface investigations performed as a part of the Project geotechnical and soils analysis.8 The Project 
site is also located more than two miles from the point of contact of alluvial fans and foothills of the Santa 
Rosa Mountains to the west. As noted above, the subject property and surrounding lands are located 
south and outside of mineral resource mapping, the closest mapped area occurring one mile to the north 
and designated MRZ-1 with known localities where sand and/or aggregate have previously been mined.  
 
Mapping for the subject and nearby lands appears to indicate that no significant mineral resources occur 
or are expected to occur in this area. The proposed Project area and much of the surrounding land is in 
active agriculture, is developed or otherwise unavailable for mining. The Coachella Valley has nearly a 
dozen permitted aggregate operations, including those described above, which contain approximately 
272 million tons of mineable aggregate. These reserves are expected to meet the demand and provide 
adequate supply at current rates of consumption for approximately 130 years.  

 
8  Appendix A Exploration Borings Logs prepared by Earth Systems Southwest, 2004, cited in Updated 

Geotechnical Report, Equestrian Estates Development, Petra Geosciences, April 13, 2022 
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Paleontological Resources 
The County General Plan maps large portions of the Coachella Valley, including the Project site, as 
having a high sensitivity for the occurrence of paleontological resources. In the Project vicinity, these are 
largely associated with common fossil bivalves from earlier stands of Ancient Lake Cahuilla, which 
reached an elevation of approximately 42 feet above mean sea level. Evidence of this high stand can be 
clearly seen along the edge of the Santa Rosa Mountains where a “bathtub” ring can be seen. 
In addition to lacustrine sediments from the Coachella soil series and fluvial sediments from the Gilman 
soil series, several shell and shell fragments of freshwater mollusks have been observed in the Project 
vicinity. Previous paleontological surveys conducted in the area have identified three species of 
freshwater mollusks, Physa sp., Tryonia sp., and Gyraulus sp., which are among the most common 
species of freshwater mollusks to be found in the lakebed sediments. While the lakebed sediments are 
often called the Quaternary Lake Cahuilla beds (Rogers 1965; Dibblee 1954: Plate 3; Scott 2010), no 
Pleistocene-age fossils localities have been reported from these lakebed sediments or their equivalent 
strata in the Coachella Valley (CRM TECH 2010). 
 
During site-specific paleontological resource surveys conducted in 2006 and 20229 10 scattered shells 
and shell fragments from freshwater snails that once thrived in the Lake Cahuilla of the Holocene era, 
such as Gyraulus sp. and Physa sp., were observed in abundance in the areas surveyed. Also present 
on the surface were shell fragments of the freshwater mussel, Anodonta sp., further documenting 
Holocene-era lakebed deposits. No fish bone or other vertebrate fossil remains were observed during 
field surveys. The Project site has been deeply disturbed during the installation of tile drains and ongoing 
discing and cultivation.  
 
The Project site is essentially flat and featureless, having been graded over the course of many years to 
facilitate crop irrigation. There are no unique geologic features on the site or in the vicinity. 
 
CVWD Middleton Reservoir 7802-1 Site  
The Project reservoir site, located 2.4± miles southwest of the Project site, currently hosts a CVWD 2.5 
million gallon tank and is planned and improved for multiple tanks. It is located on deep alluvium at an 
elevation of approximately 68 feet above sea level and above the highest stand of Ancient Lake Cahuilla. 
The Middleton Reservoir site is designated as having a “Low” potential to yield important paleontological 
resources (RivCo General Plan Exhibit OS-8). The existing reservoir site is fully graded and located 
behind an earthen berm with existing access and site security.  
 
 

2.14.6 Project Impacts 
 

a) Result in the loss of availability of a known mineral resource that would be a value to the 
region and the residents of the state? 

 
b) Result in the loss of availability of a locally important mineral resource recovery site 

delineated on a local general plan, specific plan or other land use plan? 
 
c) Potentially expose people or property to hazards from proposed, existing, or abandoned 

quarries or mines? 
 

 
9  Update to Paleontological Resource Assessment Report – Thermal Ranch Specific Plan (SP No. 00401) 

prepared by CRM Tech, October 20, 2022. 
10  Paleontological Resources Assessment Report – Assessor’s Parcel Nos. 751-020-002, -003, -006, and -007, 

prepared by CRM TECH, March 28, 2006 and Revised June 14, 2006. 
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The subject property is located on the valley floor and approximately 2.8 miles east of alluvial washes 
emanating from the Santa Rosa Mountains, where minable sands and aggregate occur. On-site soils are 
sands, silt and fine silt and are not considered a potential source of aggregate and a limited source for 
sand. The nearest mapped mineral resource zone is located one mile north. The site is not mapped or 
otherwise identified as a locally-important mineral resource recovery site delineated on the County 
General Plan or the ECVAP. The subject property is not located in proximity to any existing or abandoned 
quarries or mines. 
 
Furthermore, the Project planning area has been in active cultivation, ranches, airport and other uses for 
many years and in recent time has experienced encroaching urbanization from the north and east, further 
reducing the site and vicinity’s value as a mineral resource area. The local market is demonstrably well 
supplied for the foreseeable future through a variety of active mining permits in the valley and vicinity. 
The proposed Project will have a less than significant impact on or result in the loss of availability of a 
known mineral resource of local, regional or state-wide value or a so-delineated resource recovery site. 
 

There are no proposed, existing, or abandoned quarries or mines in the project vicinity and the Project 
will not expose people or property to hazards associated with mining or mineral extraction activities. 
 

CVWD Middleton Reservoir 7802-1 Site  
The Middleton reservoir site has been previously disturbed through decades of agricultural use. In 2002, 
CVWD approved the site for the development of multiple water tanks. The site currently hosts one 2.5 
mg tank. The existing 25-foot berm screening the reservoir site will be shifted 35± feet north to 
accommodate the Project reservoir. Given the site’s developed state, development of the Project 
reservoir will not result in the loss of a known mineral resource or locally important resource site, or 
potentially expose people or property to proposed, existing, or abandoned quarries or mines. There will 
be no significant impacts to mineral resources from development of the Project reservoir. 
 

d) Directly or indirectly destroy a unique paleontological resource, site, or unique geologic 
feature? 

 
The Project site and surround valley floor are designated with a “High” potential for sensitive 
paleontological resources based on 1999 resource data (RivCo General Plan 2015). The Project site has 
been disturbed by extensive agricultural activity for many years, which has included mass grading, 
installation of sub-surface tile drains, a network of main and lateral irrigation lines, and field discing 
multiple times a year. Prior to construction of the USBR Dike 4 flood protection levee to the west, the 
Project site was subject to sediment deposition from mountain and foothill runoff. 
 

Based upon these previous disturbances and the nature of the fluvial deposits at and around the Project 
site, the Project area has a low potential to harbor significant vertebrate fossil remains and none were 
found during site surveys. Resources observed on site included scattered Holocene era shells and shell 
fragments as were shell fragments of a species of Holocene era freshwater mussel. No fish bone or other 
vertebrate fossil remains were observed during field surveys. The Project site has been deeply disturbed 
during the installation of tile drains and ongoing discing and cultivation. Extensive research, specimen 
collection and documentation have been conducted in the area and there is limited potential for new 
species of invertebrates beyond those identified above and studied extensively.  
 

The two paleontological resource assessments (CRM TECH 2006 and 2022) established site-specific 
conditions and the likelihood of occurrence of important new resources on the Project site. Buildout of 
the proposed Project is not expected to have significant adverse impacts on any unique paleontological 
resources or unique geologic feature. Nonetheless, the paleontological resources reports recommend 
measures to further ensure that impacts will be less than significant. 
 

There are no unique geologic features on the site or in the vicinity. 
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CVWD Middleton Reservoir 7802-1 Site  
The Middleton reservoir site is designated as having a “Low” potential to yield important paleontological 
resources (RivCo General Plan Exhibit OS-8). It is located on deep alluvium at an elevation of 61± feet 
above sea level and above the highest stand of Ancient Lake Cahuilla. The Middleton reservoir site 
currently hosts one 2.5 mg tank. Given the site’s developed state, development of the Project reservoir 
is not expected to result in the direct or indirect loss of a known unique paleontological resource or site, 
or unique geological feature. There will be no significant impacts to paleontological resources from 
development of the Project reservoir. 
 
 

2.14.7 Mitigation Measures  
 
Mineral Resources 
No mitigation measures are required. 
 
Paleontological Resources 
The Project site is mapped in the County’s General Plan as having a High potential for paleontological 
resources (fossils). Proposed Project site grading/earthmoving activities could potentially impact this 
resource. Therefore, prior to issuance of grading permits the following actions shall be taken to ensure 
that impacts to paleontological resources are less than significant.  
 
PALEO 1. The applicant shall retain a qualified paleontologist approved by the County to create and 

implement a project-specific plan for monitoring site grading/earthmoving activities 
(project paleontologist). 

 
PALEO 2. The project paleontologist retained shall review the approved development plan and 

grading plan and conduct any pre-construction work necessary to render appropriate 
monitoring and mitigation requirements as appropriate. These requirements shall be 
documented by the Project paleontologist in a Paleontological Resource Impact Mitigation 
Program (PRIMP). This PRIMP shall be submitted for approval by the County Geologist 
prior to issuance of a Grading Permit. Information to be contained in the PRIMP, at a 
minimum and in addition to other industry standards and Society of Vertebrate 
Paleontology standards, are as follows: 

 
a. A corresponding and active County Grading Permit (BGR) Number must be 

included in the title of the report. PRIMP reports submitted without a BGR number 
in the title will not be reviewed. 

b. PRIMP must be accompanied by the final grading plan for the subject project. 
c. Description of the proposed site and planned grading operations. 
d. Description of the level of monitoring required for all earth-moving activities in the 

project area. 
e. Identification and qualifications of the qualified paleontological monitor to be 

employed for grading operations monitoring. 
f. Identification of personnel with authority and responsibility to temporarily halt or 

divert grading equipment to allow for recovery of large specimens. 
g. Direction for any fossil discoveries to be immediately reported to the property owner 

who in turn will immediately notify the County Geologist of the discovery. 
h. Means and methods to be employed by the paleontological monitor to quickly 

salvage fossils as they are unearthed to avoid construction delays. 
i. Sampling of sediments that are likely to contain the remains of small fossil 

invertebrates and vertebrates. 
j. Procedures and protocol for collecting and processing of samples and specimens. 
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k. Fossil identification and curation procedures to be employed. 
l. Identification of the permanent repository to receive any recovered fossil material. 

*Pursuant the County “SABER Policy”, paleontological fossils found in the County 
should, by preference, be directed to the Western Science Center in the City of 
Hemet. A written agreement between the property owner/developer and the 
repository must be in place prior to site grading. 

m. All pertinent exhibits, maps, and references. 
n. Procedures for reporting of findings. 
o. Identification and acknowledgement of the developer for the content of the PRIMP 

as well as acceptance of financial responsibility for monitoring, reporting and 
curation fees. The property owner and/or applicant on whose land the 
paleontological fossils are discovered shall provide appropriate funding for 
monitoring, reporting, delivery and curating the fossils at the institution where the 
fossils will be placed and will provide confirmation to the County that such funding 
has been paid to the institution. All reports shall be signed by the qualified 
paleontologist responsible for the report’s content. All reports shall also be signed 
by all other parties responsible for the report’s content (eg. Professional Geologist), 
as necessary a signed electronic copy of the report, project plans, and all required 
review applications shall be uploaded to the County’s PLUS Online System.  

 
Please use the following for this purpose: 
https://planning.rctlma.org/sites/g/files/aldnop416/files/users/user91/Filing_Instruct
ions_Paleontological_Report_Review_Application.pdfhttps://planning.rctlma.org/si
tes/g/files/aldnop416/files/users/user91/PLUS_Online_Upload_Instructions_Paleo
ntology.pdfhttps://planning.rctlma.org/sites/g/files/aldnop416/files/users/user91/Su
pplemental_Information_Form_PALEO.pdf. 
 
Reports and/or review applications are not to be submitted directly to the County 
Geologist, Project Planner, Land Use Counter, Plan Check, or any other County 
office. In addition, the applicant shall submit proof of hiring (i.e., copy of executed 
contract, retainer agreement, etc.) a project paleontologist for the in-grading 
implementation of the PRIMP. (Safeguard Artifacts Being Excavated in Riverside 
County (SABER)). 

 
 

2.14.8 Significance After Mitigation 
 
There will be less than significant impacts to mineral and paleontological resources as a consequence of 
the construction of this Project. Potential impacts to paleontological resources will be reduced to less 
than significant levels with implementation of the above mitigation. 
 

2.14.9 Cumulative Impacts 
 
As development in the valley continues, the demand for mineral resources will also continue to expand. 
The proposed Project will result in a limited demand for the total aggregate resources currently permitted 
for extraction in the Coachella Valley. Other construction projects, particularly those requiring 
foundations, concrete and stucco for structures such as homes and commercial buildings, will collectively 
result in a much higher demand for aggregate than that created by the proposed Project. Although the 
aggregate required for the proposed Project will contribute to the continued reduction in this material, the 
Project’s impacts will not be cumulatively considerable. 
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Extensive scientific research and documentation of Holocene freshwater mussels and snails has 
occurred over the past several decades, which have provided a complete picture of nonvertebrate 
Holocene remains and fossils associated with the lacustrine deposits of Holocene Ancient Lake Cahuilla. 
Any additional information collected at the Project site will further contribute to the scientific understanding 
of these resources. Impacts to unique paleontological resources will not be cumulatively considerable. 
 
There will be no cumulatively considerable impacts to unique geologic features.  
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2.15 Noise 
 

2.15.1 Introduction 
 
This section evaluates the potential for noise and groundborne vibration impacts resulting from the 
proposed Project, including impacts associated with a substantial temporary and/or permanent increase 
in ambient noise levels in the vicinity of the Project site; exposure of people in the vicinity of the Project 
to excessive noise or groundborne vibration levels and whether this exposure is in excess of standards 
established in the Riverside County General Plan Noise Element and the County Noise Ordinance.  
 
This section is based on the Thermal Ranch Specific Plan Noise and Vibration Analysis prepared for the 
Project by Urban Crossroads (Appendix H), as well as on noise and vibration information provided in the 
County General Plan (2015) and other sources.  
 

2.15.2 Thresholds of Significance 
 
Airport Noise 

a) For a project located within an airport land use plan or, where such a plan has not been adopted, 
within two (2) miles of a public airport or public use airport would the project expose people 
residing or working in the project area to excessive noise levels? 

b) For a project located within the vicinity of a private airstrip, would the project expose people 
residing or working in the project area to excessive noise levels? 

 
The Initial Study determined that the Project would result in “No Impact” for the Airport Noise threshold 
question (b), above. Therefore, it is not analyzed further in this EIR. 
 
Noise Effects by the Project 

a) Generation of a substantial temporary or permanent increase in ambient noise levels in the vicinity 
of the project in excess of standards established in the local general plan, noise ordinance, or 
applicable standards of other agencies? 

b) Generation of excessive ground-borne vibration or ground-borne noise levels? 
 
 

2.15.3 Regulatory Framework 
 
Federal 
 
Noise Control Act 
The Noise Control Act of 1972 was enacted to promulgate noise emission standards for interstate 
commerce, assist state and local abatement efforts, and encourage noise education and research. The 
Act is implemented by a number of agencies, including the Occupational Safety and Health 
Administration (OSHA), which limits noise exposure of workers to 90 dB Leq or less for 8 continuous 
hours or 105 dB Leq or less for 1 continuous hour. The Department of Transportation (DOT) assumed a 
significant role in noise control through its various operating agencies. Surface transportation system 
noise is regulated by multiple agencies, including the Federal Transit Administration (FTA), the Urban 
Mass Transit Administration (UMTA), and the Federal Highway Administration (FHWA). 
 
The federal government actively advocates for local jurisdictions to use their land use regulatory authority 
to arrange new development in such a way that “noise sensitive” uses are either prohibited from being 
sited adjacent to a highway or, alternately, that the developments are planned and constructed in such a 
manner that potential noise impacts are minimized.  
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Since the federal government has preempted the setting of standards for noise levels that can be emitted 
by transportation sources, the County is restricted to regulating the noise generated by the transportation 
system through nuisance abatement ordinances and land use planning. 
 
Federal Aviation Regulation Part 150 Noise Compatibility Program  
Federal Aviation Regulation (FAR) Part 150 Airport Noise Compatibility Planning was required by the 
Aviation Safety and Noise Abatement Act of 1979 (ASNA). It was adopted as an interim rule in February 
1981. FAR Part 150 establishes requirements for airport owners who choose to submit to the FAA for 
review and approval of noise exposure maps and develop noise compatibility planning programs to the 
FAA for review and approval. Revisions to Part 150 Airport Noise Compatibility Planning were adopted 
on December 13, 1984 and became effective on January 18, 1985. Revisions to Part 150 were based, 
in part, on comments invited and received following passage of the interim rule.  
 
As required by the Act, revisions to the regulations established a single system of measuring aircraft 
noise and a single system for determining the exposure of individuals to noise in the vicinity of airports. 
The regulations as revised also established a standardized airport noise compatibility planning program. 
The Final Rule included language that stated that Part 150 regulations apply to any “public use airport” 
as defined by Section 502 (17) of the Airport and Airway Improvement Act of 1982. The Rule specifies 
requirements that must be met when submitting NEMs and airport NCPs to the FAA; the submission of 
these maps and programs is completely voluntary. ASNA does not allow the federal government to 
interfere with or override local government zoning, subdivision building, and health authority.  
 
State 
 
General Plan Noise Elements 
State law requires that all counties and cities develop, in their General Plan, a Noise Element that 
effectively limits the exposure of sensitive receptors to excessive noise levels. The State of California 
General Plan Guidelines, published by the California Governor’s Office of Planning and Research (OPR), 
provide guidance for the compatibility of projects within areas of specific noise exposure. The OPR 
Guidelines identify acceptable and unacceptable community noise exposure limits for various land use 
categories. Where the “normally acceptable” range is used, it is defined as the highest noise level that 
should be considered for the construction of buildings which do not incorporate treatment or noise 
mitigation. The “conditionally acceptable” or “normally unacceptable” ranges include conditions calling 
for detailed acoustical study prior to the construction or operation of the proposed Project. 
 
California Noise Control Act of 1973 
Pursuant to Sections 46000 through 46080 of the California Health and Safety Code, known as the 
California Noise Control Act of 1973, the State Legislature found that excessive noise is a serious hazard 
to the public health and welfare and that exposure to certain levels of noise can result in physiological, 
psychological, and economic damage. The state has a responsibility to protect the health and welfare of 
its citizens by the control, prevention, and abatement of noise. It is the policy of the state to provide an 
environment for all Californians that is free from noise that jeopardizes their health or welfare. 
 
State regulations (8 California Code of Regulations, Section 5095) also address worker exposure to noise 
levels. These regulations limit worker exposure to noise levels of 85 dBA or lower over an 8-hour period. 
The state has not established noise levels for non-work-related environments. 
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Local 
 
County of Riverside General Plan Noise Element 
The Noise Element of the Riverside County General Plan addresses common sources of noise in the 
county and quantifies existing and projected ambient noise levels. The Noise Element also provides 
policies and standards to regulate the generation of noise and to ensure land use compatibility for noise 
exposure. Table 2.15-1, shows the County’s Land Use Compatibility for Community Noise Exposure 
matrix. 
 

Table 2.15-1 
Land Use Compatibility for Community Noise Exposure 

 
Source: County of Riverside General Plan (December 2015) Noise Element, Table N-1. 
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The County Noise Element also includes the follow policies which are relevant to the proposed Project:  
 

N 1.1 Protect noise-sensitive land uses from high levels of noise by restricting noise-producing 
land uses from these areas. If the noise-producing land use cannot be relocated, then 
noise buffers such as setbacks, landscaping, or block walls shall be used. 

 

N 1.3  Consider the following uses noise-sensitive and discourage these uses in area in excess 
of 65 CNEL: 

• Schools 
• Hospitals 
• Rest Homes 
• Long Term Care Facilities 
• Mental Care Facilities 
• Residential Uses 
• Libraries 
• Passive Recreation Uses 
• Places of Worship 

 
N 1.5 Prevent and mitigate the adverse impacts of excessive noise exposure on the residents, 

employees, visitors, and noise-sensitive uses of Riverside County.  
 
N 2.3 Mitigate exterior and interior noises to the levels listed in Table N-2 below to the extent 

feasible, for stationary sources:  
 

Table 2.15-2 
Stationary Source Land Use Noise Standards1 

Land Use Interior Standards Exterior Standards 
Residential 

10:00 p.m. to 7:00 a.m. 
7:00 a.m. to 10:00 p.m. 

 
40 Leq (10 minute) 
55 Leq (10 minute) 

 
45 Leq (10 minute) 
65 Leq (10 minute) 

1 These are only preferred standards; final decision will be made by the Riverside County Planning 
Department and Office of Public Health. 

 
N 4.1  Prohibit facility-related noise, received by any sensitive use, from exceeding the following 

worst-case noise levels: 
a. 45 dBA 9-minute Leq between 10:00 p.m. and 7:00 a.m.; 
b. 65 dBA 9-minute Leq between 7:00 a.m. and 10:00 p.m. 

 
N 7.1 New land use development within Airport Influence Areas shall comply with airport land 

use noise compatibility criteria contained in the corresponding airport land use 
compatibility plan for the area. Each Area Plan affected by a public-use airport includes 
one or more Airport Influence Areas, one for each airport. The applicable noise 
compatibility criteria are fully set forth in Appendix I-1 and summarized in the Policy Area 
section of the affected Area Plan.  

 
N 7.3 Prohibit new residential land uses, except construction of a single-family dwelling on a 

legal residential lot of record, within the current 60 dB CNEL contours of any currently 
operating public-use, or military airports. The applicable noise contours are as defined by 
the Riverside County Airport Land Use Commissions and depicted in Appendix I-1, as well 
as in the applicable Area Plan’s Airport Influence Area section.  

 
N 13.1  Minimize the impacts of construction noise on adjacent uses within acceptable standards. 
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N 13.2  Ensure that construction activities are regulated to establish hours of operation in order to 
prevent and/or mitigate the generation of excessive or adverse impacts on surrounding 
areas. 

 
N 13.3  Condition subdivision approval adjacent to developed/occupied noise-sensitive land uses 

(see policy N 1.3) by requiring the developer to submit a construction-related noise 
mitigation plan to the [County] for review and approval prior to issuance of a grading 
permit. The plan must depict the location of construction equipment and how the noise 
from this equipment will be mitigated during construction of this project, through the use 
of such methods as: 

i. Temporary noise attenuation fences; 
ii. Preferential location and equipment; and 
iii. Use of current noise suppression technology and equipment. 

 
N 14.1  Enforce the California Building Standards that set standards for building construction to 

mitigate interior noise levels to the tolerable 45 CNEL limit. These standards are utilized 
in conjunction with the Uniform Building Code by the County’s Building Department to 
ensure that noise protection is provided to the public. Some design features may include 
extra-dense insulation, double-paned windows, and dense construction materials. 

 
N 16.3 Prohibit exposure of residential dwellings to perceptible ground vibration from passing 

trains as perceived at the ground or second floor. Perceptible motion shall be presumed 
to be a motion velocity of 0.01 inches/second over a range of 1 to 100 Hz. 

 
County of Riverside Ordinance No.847 
Ordinance No. 847 regulates noise in the County, including through the provision of maximum allowable 
noise standards for General Plan land use designations. The ordinance includes various exemptions, 
including private construction projects located within one-quarter (1/4) of a mile from an inhabited 
dwelling, provided that: 

1. Construction does not occur between the hours of 6:00 p.m. and 6:00 a.m. during the months of 
June through September; and 

2. Construction does not occur between the hours of 6:00 p.m. and 7:00 a.m. during the months of 
October through May.   

 
Riverside County Airport Land Use Compatibility Plan 
The Riverside County Airport Land Use Compatibility Plan Policy Document (ALUCP) was adopted by 
the Riverside County Airport Land Use Commissions (ALUC) in 2004. The plan establishes land use 
compatibility criteria for the influence areas of airports in Riverside County, including the Jacqueline 
Cochran Regional Airport. As discussed in this document, the Project site is within the influence area for 
the Jacqueline Cochran Regional Airport (JCRA). 
 
As defined by the California State Aeronautics Act (Public Utilities Code Sections 21670 et seq.), the 
purpose of the ALUC, and, likewise the ALUCP, is “… to protect public health, safety, and welfare by 
ensuring the orderly expansion of airports and the adoption of land use measures that minimize the 
public’s exposure to excessive noise and safety hazards within areas around public airports to the extent 
that these areas are not already devoted to incompatible uses.” Section 4.1 of the Countywide Policies 
chapter of the ALUCP provides noise compatibility criteria. Table 2.15-3 shows acceptable noise levels 
by land use in an airport’s area of influence, as provided in the ALUCP.  
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Table 2.15-3 
Noise Compatibility Criteria 

 
Source: Riverside County Airport Land Use Compatibility Plan Policy Document (Adopted October 2004), Table 2B.  

CNEL (dB) 

Land Use Category 50-55 55-60 60-65 65-70 70-75 

Residential * 
single-family, nursing homes, mobile homes 
multi-family, apartments, condominiums 

++ 
++ 

0 

+ 0 

Public 
schools, libraries, hospitals 
churches, auditoriums, concert halls 
transportation, parking, cemeteries 

+ 
+ 

++ 

0 

0 

++ 
0 

++ + 0 

Commercial and Industrial 
offices, retail trade ++ + 
service commercial, wholesale trade, 

warehousing, light industrial 
general manufacturing, utilities, 

extractive industry 

++ 

++ 

++ 

++ 

0 

+ 

++ 

0 

0 

+ 

0 

+ 

Agricultural and Recreational 
cropland 
livestock breeding 
parks, playgrounds, zoos 

++ ++ 
++ + 
++ + 

++ ++ + 
0 0 

+ 0 

golf courses, riding stables, water recreation 
outdoor spectator sports 

++ 
++ 

++ 
+ 

+ 0 0 

+ 0 

amphitheaters 

Land Use Acceptability 

+ + Clearly Acceptable 

+ Normally Acceptable 

o Marginally Acceptable 

Normally Unacceptable 

Clearly Unacceptable 

+ 0 

Interpretation/Comments 

The activities associated with the specified land use can be carried out with essentially no 
interference from the noise exposure. 

Noise is a factor to be considered in that slight interference with outdoor activities may 
occur. Conventional construction methods will eliminate most noise intrusions upon 
indoor activities. 

The indicated noise exposure will cause moderate interference with outdoor activities and 
with indoor activities when windows are open. The land use is acceptable on the 
conditions that outdoor activities are minimal and construction features which provide 
sufficient noise attenuation are used (e.g., installation of air conditioning so that windows 
can be kept closed). Under other circumstances, the land use should be discouraged. 

Noise will create substantial interference with both outdoor and indoor activities. Noise 
intrusion upon indoor activities can be mitigated by requiring special noise insulation 
construction. Land uses which have conventionally constructed structures and/or involve 
outdoor activities which would be disrupted by noise should generally be avoided. 

Unacceptable noise intrusion upon land use activities will occur. Adequate structural 
noise insulation is not practical under most circumstances. The indicated land use should 
be avoided unless strong overriding factors prevail and it should be prohibited if outdoor 
activities are involved. 

* Subtract 5 dB for low-activity outlying airports (Chiriaco Summit and Desert Center) 
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2.15.4 Environmental Setting 
 
The standard unit of sound amplitude measurement is the decibel (dB). The decibel scale is a logarithmic 
scale that describes the physical intensity of the pressure vibrations that make up any sound. The pitch 
of the sound is related to the frequency of the pressure vibration. Since the human ear is not equally 
sensitive to a given sound level at all frequencies, a special frequency-dependent rating scale has been 
devised to relate noise to human sensitivity. The A-weighted decibel scale (dBA) provides this 
compensation by discriminating against frequencies in a manner approximating the sensitivity of the 
human ear. 
 
Noise can be defined as “unwanted sound.” The evaluation and mitigation of noise in a community is 
essential to protecting the health and welfare of the general public, and preserving the inherent value of 
recreation, open space, and conservation lands. Environmental noise levels are generally considered 
low when the CNEL (Community Noise Equivalent Level) is below 45 dBA, moderate in the 45-60 dBA 
range, and high when above 60 dBA. Table 2.15-4 shows examples of representative sound levels 
associated with common indoor and outdoor noise sources.  
 

Table 2.15-4 
Representative Environmental Noise Levels 

Common Outdoor 
Activities 

Common Indoor 
Activities 

A-Weighted 
Sound 

Level dBA 
Subjective 
Loudness 

Effects of 
Noise 

Threshold of pain  140 

Intolerable 
or deafening 

Hearing loss 

Near jet engine  130 
  120 

Jet fly-over at 300m 
(1000ft) Rock band 110 

Loud auto horn  100 

Very noisy 
Gas lawn mower at 1m 

(3ft)  90 

Diesel truck at 15m (50ft) 
at 80 km/hr (50 mph) 

Food blender at 1m 
(3ft) 80 

Speech 
interference 

Noise urban area, 
daytime 

Vacuum cleaner at 3m 
(10ft) 70 

Loud Heavy traffic at 90m (300 
ft) 

Normal speech at 1 m 
(3ft) 60 

Quiet urban daytime Large business office 50 

Moderate Sleep 
disturbance Quiet urban nighttime 

Theater, large 
conference room 

(background) 
40 

Quiet suburban nighttime Library 30 

Faint 

No effect 
Quiet rural nighttime 

Bedroom at night, 
concert hall 

(background) 
20 

 Broadcast/recording 
studio 10 Very faint 

Lowest threshold of human hearing 0 
Source: Environmental Protection Agency Office of Noise Abatement and Control, Information on Levels of 
Environmental Noise Requisite to Protect Public Health and Welfare with an Adequate Margin of Safety (EPA/ONAC 
550/9-74-004) March 1974. 
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Sound from a particular source generally declines as the receptor’s distance from the source increases. 
The sound level decreases at a rate of 6 dB for each doubling of distances from a point source (e.g., 
jack-hammer), and decreases at a rate of 3 dB for each doubling of distance from a line source (e.g., 
roadway traffic). Noise propagation can also be affected by terrain and surrounding development. Noise 
barriers, including walls and berms, or other intervening structures, can provide noise level reductions 
ranging from approximately 5 to 20 dBA.1  
 
Multiple scales are used to analyze noise. Given that the impact of noise on people varies based on 
numerous factors, these scales account for the fluctuation of noise over time, the total acoustical energy 
content of noise, and the time of day that the noise occurs. 
 
Leq: An Leq or equivalent energy noise level is the average acoustic energy content of noise for a stated 
period of time. Thus, the Leq of a time-varying noise and that of a steady noise are the same if they 
deliver the same acoustic energy to the ear during exposure. For evaluating community impacts, this 
rating scale does not vary, regardless of whether the noise occurs during the day or the night. 
 
Lmax: Lmax is the maximum instantaneous noise level experience during a given period of time. 
 
Lmin: Lmin is the minimum instantaneous noise level experience during a given period of time. 
 
CNEL: The Community Noise Equivalent Level is a 24-hour average Leq with a 5 dBA “weighting” during 
the hours of 7:00 PM to 10:00 PM and a 10 dBA “weighting” added to noise during the hours of 10:00 
PM to 7:00 PM to account for noise sensitivity in the evening and nighttime, respectively. The logarithmic 
effect of these additions is that a 60 dBA 24-hour Leq would result in a measurement of 66.7 dBA CNEL.  
 
Groundborne Vibration  
Groundborne vibration is sound radiated through the ground. Typical outdoor sources of perceptible 
groundborne vibration are construction equipment, steel-wheeled trains, and traffic on rough roads. 
Groundborne vibration is measured as peak particle velocity (PPV) in inches per second, or as vibration 
decibels (VdB). It is discussed in decibel (dB) units in order to compress the range of numbers required 
to describe vibration. The human threshold of perception for vibration is 65 Vdb, or 0.0018 inches/second, 
and is not usually significant until 70 Vdb, or 0.0031 inches/second. Typical levels of ground vibration 
range between 50 Vdb and 100 Vdb. Vibration caused by heavy truck traffic is generally around 65 Vdb. 
In comparison, construction related vibration can range between 90 Vdb and 100 Vdb.  
 
The effects of ground-borne vibration generally include movement of building floors, rattling of windows, 
and rumbling sounds. Ground-borne vibrations associated with construction attenuate rapidly as one 
moves away from the source. According to Caltrans, vibration caused by truck traffic attenuates to below 
perception levels at distances greater than 130 feet. The County has specific standards for construction 
vibrations. Table 2.15-5 provides Caltrans and County standards for reference and comparison. 
 
Ground borne vibration can fall off quickly with distance, dropping to about 6 mm/second (0.23 inch/sec) 
at 15 meters (49.2 feet) from the source and can also be further reduced by “soft site” conditions as is 
the case with soils and vegetation.  
 

 
1  Caltrans Technical Noise Supplement to the Traffic Noise Analysis Protocol (September 2013). 
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Table 2.15-5 
Construction Vibration Standards 

Jurisdiction Municipal Code 
Section(s) 

Construction 
Vibration Standards 

Caltrans 
Transportation- and 

Construction-Induced Vibration Guidance 
Manual 

Building Damage: 
0.12 in/sec PPV* 

Human Annoyance: 
0.01 in/sec PPV 

County of 
Riverside 

County of Riverside 
General Plan Noise Element, Policy 16.3  

0.01 in/sec RMS 
(0.254 mm/sec RMS) 

*Notes:   "PPV" = Peak Particle Velocity; "RMS" = Root-Mean-Square. 

 
 

2.15.5 Existing Conditions 
 
Transportation is one of the primary sources of noise in Riverside County, including that associated with 
vehicular traffic, airports, and railroads. The operation of various equipment and appliances for household 
use, construction, industry, and agriculture, also contribute to the noise environment in the County. To 
address the potential nuisance associated with this noise, the County regulates noise-generating 
activities through interior and exterior noise level standards for sensitive land uses, as well as through 
the establish of restrictions on permitted hours for construction activities to occur.  
 
Airport Noise 
The subject site is located 1.25± miles southwest of the nearest runway of the County-owned and 
operated Jacqueline Cochran Regional Airport (JCRA). The airport consists of a long north-south runway 
and a shorter NW/SE runway, as well as a variety of hangars, offices and other buildings and facilities. 
Pursuant to consultation with ALUC staff, the Project proponent prepared an Airport Land Use 
Commission (ALUC) application that includes an airport noise impact assessment (also see Sections 
2.11 and 2.13. 
 
As discussed in greater detail in Section 2.11, Hazards and Hazardous Materials, nearly the entire Project 
site is located within Land Use Compatibility Zone D for the airport. A small portion in the southwest 
corner is in Zone E. All of the proposed uses and densities/intensities are consistent with the Basic 
Compatibility Criteria in Table 2A of the Airport Land Use Compatibility Plan (ALUCP), except for single-
family estate homes proposed in Planning Area 2.  
 
The entire Project site lies outside of the ultimate 55 dBA CNEL contour associated with buildout and full 
projected operations at the airport. As shown in Table 2.15-3, residential uses are considered “normally 
acceptable” outside of the airport’s 55 dB CNEL contour.  
 
Existing ambient daytime noise levels  
Existing land uses within the planning area and vicinity include extensive agriculture and scattered 
development with some vacant land. To assess the existing noise environment, Urban Crossroads, Inc., 
measured the ambient noise level at six locations near sensitive receptors in the Project area, the location 
of which are shown in Exhibit 2.15-1. As shown in Table 2.15-6, the ambient noise level in the Project 
area currently ranges from 62.7 to 70.4 dBA Leq during the day.  
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Table 2.15-6 
Ambient Noise Levels at Receiver Locations 

Location1 Description 
Energy Average Noise 

Level (dBA Leq)2 CNEL 
Daytime Nighttime 

L1 Located northwest of the site near the 
residence at 61610 Harrison St.  62.7 61.1 68.1 

L2 Located east of the site near the residence 
at 62800 Tyler St. 70.4 67.4 74.5 

L3 Located east of the Project site south of the 
residence at 62800 Tyler St.  67.0 63.7 70.9 

L4 Located southeast of the Project site near 
the Desert Mirage High School 64.7 61.7 68.8 

L5 Located west of the Project site north 64th 
Ave.  66.2 66.3 72.9 

L6 Located northwest of the Project site near 
the residence at 61855 Sabina St.  63.2 61.3 68.2 

1 See Exhibit 2.15-1 for the noise level measurement locations.  
2 Energy (logarithmic) average levels). The long-term 24-hour measurement worksheets are included in Appendix 5.2 
of the Project-specific Noise and Vibration Analysis, in Appendix H of this document.  
“Daytime” = 7:00 a.m. to 10:00 p.m.; “Nighttime” = 10:00 p.m. to 7:00 a.m. 
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Existing Roadway Noise Sources and Levels Off-Site  
As shown in Table 2.15-7, the existing traffic noise levels measured near roadway segments in the 
Project vicinity would range from 55.2 dBA CNEL to 68.9 dBA CNEL.  
 

Table 2.15-7 
Existing Off-Site Traffic Noise Levels 

ID Road Segment Receiving 
land use1 

CNEL at 
receiving 
land use 
(dBA)2 

Distance to contour from 
centerline (feet) 

70 dBA 
CNEL 

65 dBA 
CNEL 

60 dBA 
CNEL 

1 Monroe St. n/o 62nd Av. Sensitive 61.7 RW RW 65 
2 Van Buren St. n/o 62nd Av. Non-Sensitive 60.5 RW RW 64 

3 Cesar Chavez 
St. n/o 54th Av. Sensitive 68.9 RW 200 430 

4 Harrison St. n/o Airport Bl. Sensitive 66.3 RW 135 290 
5 Harrison St. n/o 58th Av. Sensitive 65.3 RW 116 249 
6 Harrison St. n/o 60th Av. Non-Sensitive 65.2 RW 114 245 
7 Harrison St. n/o 62nd Av. Non-Sensitive 64.8 RW RW 231 
8 Harrison St. s/o 62nd Av. Non-Sensitiv 64.5 RW RW 218 
9 Harrison St. n/o 66th Av. Non-Sensitive 64.9 RW RW 233 
10 Harrison St. s/o 66th Av. Non-Sensitive 68.2 RW 104 225 
11 Harrison St. s/o Middleton St. Non-Sensitive 68.8 RW 135 291 

12 Harrison St. s/o Desert 
Empire Homes Sensitive 67.1 RW 106 227 

13 Tyler St. n/o 62nd Av. Non-Sensitive 57.7 RW RW RW 
14 Tyler St. s/o 62nd Av. Non-Sensitive 63.9 RW RW 91 
15 Tyler St. n/o 66th Av. Sensitive 60.0 RW RW 50 
16 Polk St. n/o 62nd Av. Non-Sensitive 60.1 RW RW 65 
17 Pierce St. s/o 66th Av. Non-Sensitive 63.1 RW RW 103 

18 52nd Av. e/o Cesar 
Chavez St. Sensitive 68.3 RW 126 272 

19 54th Av. w/o Cesar 
Chavez St. Non-Sensitive 65.6 RW 84 180 

20 Airport Bl. e/o Harrison St. Non-Sensitive 67.7 RW 115 249 
21 Airport Bl. e/o Polk St. Sensitive 67.3 RW 108 232 
22 Airport Bl. e/o Palm St. Sensitive 67.5 RW 112 240 
23 60th Av. w/o Harrison St. Non-Sensitive 55.6 RW RW RW 
24 62nd Av. w/o Jackson St. Non-Sensitive 58.2 RW RW RW 

25 62nd Av. w/o Van Buren 
St. Non-Sensitive 55.2 RW RW RW 

26 62nd Av. w/o Harrison St. Non-Sensitive 55.7 RW RW RW 
27 62nd Av. e/o Harrison St. Non-Sensitive 59.8 RW RW RW 
28 62nd Av. w/o Tyler St. Non-Sensitive 59.8 RW RW RW 
29 62nd Av. e/o Tyler St. Non-Sensitive 59.9 RW RW RW 
30 62nd Av. e/o Polk St. Non-Sensitive 57.3 RW RW RW 
31 62nd Av. e/o Fillmore St. Non-Sensitive 58.2 RW RW RW 
32 62nd Av. e/o Pierce St. Non-Sensitive 58.4 RW RW RW 
33 66th Av. e/o Harrison St. Non-Sensitive 62.6 RW RW 112 
34 66th Av. e/o Tyler St. Sensitive 67.7 RW 115 247 
35 66th Av. e/o Pierce St. Non-Sensitive 65.6 RW 83 179 
1 Based on a review of existing aerial imagery. 
2 The CNEL is calculated at the boundary of the right-of-way of the receiving adjacent land use. 
"RW" = Location of the respective noise contour falls within the right-of-way of the road. 
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CVWD Middleton Reservoir 7802-1 Site  
The Project reservoir site is located 2.4± miles southwest of the Project site, currently hosts a CVWD 2.5 
million tank and is planned and improved for multiple tanks. The existing reservoir site is fully graded and 
located behind a 25-foot earthen berm with existing access and site security. To accommodate the future 
Project reservoir, the existing earthen berm will be shifted 35± feet to the north. The reservoir site is 
located in a relatively isolated location on the lower portions of the Martinez Canyon alluvial fan. There 
are no sensitive receptors in the vicinity. 
 
 

2.15.6 Project Impacts 
 
Airport Noise 
 

a) For a project located within an airport land use plan or, where such a plan has not been 
adopted, within two (2) miles of a public airport or public use airport would the project 
expose people residing or working in the project area to excessive noise levels? 

 
The Project site is located 1.25± miles southwest of the nearest runway of the County-owned and 
operated Jacqueline Cochran Regional Airport (JCRA), within the airport influence area. As shown in 
Exhibit 2.11-3, JCRA Noise Contours, the entire Project site lies outside of the ultimate 55 dBA CNEL 
contour. As stated in Table 2.15-3, all land use categories are considered at least “normally acceptable” 
in areas outside of the airport’s 55 dBA CNEL noise contour. Residential land uses, including single-
family, multi-family, mobile homes, and condominiums, are considered “clearly acceptable” beyond the 
55 dBA noise level contour boundaries. Based on this Riverside County ALUCP compatibility criteria, 
“the activities from the specified land use can be carried out with essentially no interference from the 
noise exposure.”  
 
It should also be noted that on July 13, 2023, the County ALUC reviewed the Project for its compatibility 
with the JCRA and county-wide airport policies, including those associated with potential noise impacts 
(also see Section 2.11); therefore, the proposed Project would not expose people residing or working on 
the site or project area to excessive noise levels. Noise impacts related to public airports would therefore 
be less than significant.   
 
CVWD Middleton Reservoir 7802-1 Site  
The Project reservoir site is outside of an airport land use plan and is more than two miles from any public 
or private airport. Development of the Project reservoir will not expose people residing or working in the 
Project area is excessive noise from reservoir construction or operation. 
 
 
Noise Effects by the Project 
 

a) Generation of a substantial temporary or permanent increase in ambient noise levels in 
the vicinity of the project in excess of standards established in the local general plan or 
noise ordinance, or applicable standards of other agencies; 

 
The proposed Project is expected to generate new sources of temporary noise during construction and 
long-term noise during operations. The operation of the various Project components will result in 
permanent and intermittent sources of increased ambient noise in the surrounding area, which will 
primarily be associated with Project traffic. Importantly, the proposed land uses are generally consistent 
with the proposed urban commercial and residential environment, and noise sources are expected to be 
similar to those already operating in the surrounding area, including motorsport, equestrian and other 
activities.  
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New Project-related noise sources are expected to include vehicle traffic, waste management activities, 
as well as the operation of roof-top air conditioning units, future Coachella Valley Water District (CVWD) 
well sites, and the proposed Imperial Irrigation District (IID) substation. The 231± acre equestrian center 
will include multiple horse rings that also serve as event space for horse shows and related events. The 
equestrian center may also include a low-volume PA system, which is considered in this report for 
analysis purposes. 
 
The following analysis is based primarily on the Noise and Vibration Analysis prepared for the Project by 
Urban Crossroads (see Appendix H of this EIR). Table 2.15-8 provides significance criteria for Project-
related noise generated by off-site traffic, operations, and construction, based on noise standards 
provided by the Federal Interagency Committee on Noise (FICON), the Federal Transit Administration, 
Caltrans, and Riverside County. 
 

Table 2.15-8 
Significance Criteria Summary 

Analysis Receiving 
Land Use Condition(s) 

Significance Criteria 
Daytime Nighttime 

Off-site 
traffic 

Noise-
sensitive1 

If ambient is <60 dBA CNEL ≥ 5 dBA CNEL Project increase 

If ambient is 60-65 dBA CNEL ≥ 3 dBA CNEL Project increase 

If ambient is > 65 dBA CNEL ≥ 1.5 dBA CNEL Project increase 

Non-noise-
sensitive2 If ambient is < 75 dBA CNEL ≥ 3 dBA CNEL Project increase 

Operational Noise-
sensitive 

Exterior noise level 
standards3 55 dBA Leq 45 dBA Leq 

If ambient is < 60 dBA Leq
1 ≥ 5 dBA Leq Project increase 

If ambient is 60 - 65 dBA Leq
1 ≥ 3 dBA Leq Project increase 

If ambient is > 65 dBA Leq
1 ≥ 1.5 dBA Leq Project increase 

Construction Noise-
sensitive 

Noise level threshold4 80 dBA Leq 70 dBA Leq 

Vibration level threshold5 0.3 PPV (in/sec) 
1 FICON, 1992. 
2 County of Riverside General Plan Noise Element, Table N-1. 
3 County of Riverside Municipal Code, Section 9.52.040. 
4 Federal Transit Administration, Transit Noise and Vibration Impact Assessment Manual. 
5 Caltrans Transportation and Construction Vibration Manual, April 2020 Table 19 "Daytime" = 7:00 a.m. to 10:00 p.m.; 
"Nighttime" = 10:00 p.m. to 7:00 a.m. 

 
Off-Site Traffic Noise 
The proposed development would generate off-site noise as a result of increased traffic associated with 
the proposed Project uses. The significance of off-site traffic noise is evaluated based on the magnitude 
of the noise increase, the existing ambient noise levels, and the location of noise-sensitive receivers. 
Based on the Traffic Analysis prepared for the Project, noise contours were developed for the Noise 
Analysis to assess the Project’s incremental 24-hour dBA CNEL traffic-related noise impacts at receiving 
land uses adjacent to roadways conveying Project traffic. The noise contours are measured from the 
centerline of the roadways and represent the 70, 65, and 60 dBA CNEL noise levels. The noise contours 
do not account for attenuation of traffic noise from intervening barriers or topography, nor do they reflect 
noise contributions from stationary sources in the study area.  
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The off-site traffic noise analysis measures the impact of traffic generated by the Project on existing 
sensitive receiver land uses.  
 
As shown in Table 2.15-7, above, noise sensitive land uses with an existing noise level ranging from 60 
to 65 dBA CNEL would experience a significant increase in environmental noise if the Project results in 
an increase of 3 or more dBA CNEL. Noise sensitive land uses with an ambient noise level greater than 
65 dBA CNEL would experience a significant increase in environmental noise if the Project results in an 
increase of 1.5 or more dBA CNEL. These thresholds are based on guidance developed by the Federal 
Interagency Committee on Noise (FICON), which account for the ambient noise level when assessing 
project-generated increases in noise.  
 
Table 2.15-9 shows the existing traffic noise levels plus the traffic noise generated by the proposed 
Project.  
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Table 2.15-9 
Existing Plus Project Traffic Noise Level Increases 

ID Road Segment Receiving 
land use1 

CNEL at receiving land 
use (dBA)2 

Incremental noise 
level increase 

threshold3 
No 

Project 
With 

Project 
Project 

Addition Limit4 Exceeded? 

1 Monroe St. n/o 62nd Ave. Sensitive 61.7 63.0 1.3 3.0 No 
2 Van Buren St. n/o 62nd Ave. Non-Sensitive 60.5 61.8 1.3 n/a No 

3 Cesar Chavez 
St. n/o 54th Ave. Sensitive 68.9 69.2 0.3 1.5 No 

4 Harrison St. n/o Airport Bl. Sensitive 66.3 67.1 0.8 1.5 No 
5 Harrison St. n/o 58th Ave. Sensitive 65.3 67.2 1.9 1.5 Yes 
6 Harrison St. n/o 60th Ave. Non-Sensitive 65.2 67.3 2.1 n/a No 
7 Harrison St. n/o 62nd Ave. Non-Sensitive 64.8 67.2 2.4 n/a No 
8 Harrison St. s/o 62nd Ave. Non-Sensitive 64.5 68.9 4.4 n/a No 
9 Harrison St. n/o 66th Ave. Non-Sensitive 64.9 65.9 1.0 n/a No 
10 Harrison St. s/o 66th Ave. Non-Sensitive 68.2 68.6 0.4 n/a No 
11 Harrison St. s/o Middleton St. Non-Sensitive 68.8 69.0 0.2 n/a No 

12 Harrison St. s/o Desert Empire 
Homes Sensitive 67.1 67.5 0.4 1.5 No 

13 Tyler St. n/o 62nd Ave. Non-Sensitive 57.7 60.4 2.7 n/a No 
14 Tyler St. s/o 62nd Ave. Non-Sensitive 63.9 67.7 3.8 n/a No 
15 Tyler St. n/o 66th Ave. Sensitive 60.0 61.7 1.7 3.0 No 
16 Polk St. n/o 62nd Ave. Non-Sensitive 60.1 62.6 2.5 n/a No 
17 Pierce St. s/o 66th Ave. Non-Sensitive 63.1 63.8 0.7 n/a No 
18 52nd Av. e/o C. Chavez St. Sensitive 68.3 68.5 0.2 1.5 No 
19 54th Av. w/o C. Chavez St. Non-Sensitive 65.6 65.9 0.3 n/a No 
20 Airport Bl. e/o Harrison St. Non-Sensitive 67.7 69.4 1.7 n/a No 
21 Airport Bl. e/o Polk St. Sensitive 67.3 68.7 1.4 1.5 No 
22 Airport Bl. e/o Palm St. Sensitive 67.5 68.8 1.3 1.5 No 
23 60th Av. w/o Harrison St. Non-Sensitive 55.6 58.7 3.1 n/a No 
24 62nd Av. w/o Jackson St. Non-Sensitive 58.2 60.3 2.1 n/a No 
25 62nd Av. w/o Van Buren St. Non-Sensitive 55.2 60.1 4.9 n/a No 
26 62nd Av. w/o Harrison St. Non-Sensitive 55.7 61.3 5.6 n/a No 
27 62nd Av. e/o Harrison St. Non-Sensitive 59.8 65.8 6.0 n/a No 
28 62nd Av. w/o Tyler St. Non-Sensitive 59.8 65.9 6.1 n/a No 
29 62nd Av. e/o Tyler St. Non-Sensitive 59.9 66.2 6.3 n/a No 
30 62nd Av. e/o Polk St. Non-Sensitive 57.3 65.2 7.9 n/a No 
31 62nd Av. e/o Fillmore St. Non-Sensitive 58.2 65.1 6.9 n/a No 
32 62nd Av. e/o Pierce St. Non-Sensitive 58.4 65.1 6.7 n/a No 
33 66th Av. e/o Harrison St. Non-Sensitive 62.6 63.8 1.2 n/a No 
34 66th Av. e/o Tyler St. Sensitive 67.7 69.1 1.4 1.5 No 
35 66th Av. e/o Pierce St. Non-Sensitive 65.6 66.5 0.9 n/a No 
1 Based on a review of existing aerial imagery.  Noise sensitive uses limited to existing residential land uses. 
2 The CNEL is calculated at the boundary of the right-of-way of each roadway and the property line of the receiving land use. 
3 Does the Project create an incremental noise level increase exceeding the significance criteria (Table 4-1)? 
4 “n/a” Per the County of Riverside General Plan Noise Element Table N-1, impacts to non-sensitive land uses would only be considered 
significant if A) the “With Project” noise level would exceed 75 dBA CNEL, or B) a barely perceptible 3 dBA or greater noise level increase 
occurs in a segment where the ambient non-noise sensitive noise level is greater than the normally acceptable 75 dBA CNEL land use 
compatibility criteria. 
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As shown in the above table, existing traffic noise levels without the Project range from 55.2 to 68.9 dBA 
CNEL. With the addition of traffic noise generated by the Project, the existing conditions would increase 
by a range of 0.2 to 7.9 dBA CNEL.  
 
According to the FICON significance criteria for noise sensitive land uses, if the ambient noise level at 
the receiving land use is less than 60 dBA CNEL, then a noise level increase of 5 dBA CNEL or greater 
would be considered significant; if the ambient noise level at the receiving land use ranges from 60 to 65 
dBA CNEL, then a noise level increase of 3 dBA CNEL or more would be considered significant; and if 
the ambient noise level at the receiving land use is higher than 65 dBA CNEL, then a noise level increase 
of 1.5 dBA CNEL or more would be considered significant. Based on these significance criteria, one of 
the study area roadway segments would experience potentially significant noise level increases due to 
the existing with project conditions. This segment, Harrison Street north of 58th Avenue (Segment #5), 
has an ambient noise level of 65.3 dBA CNEL and with Project traffic noise, is projected to experience a 
noise level increase exceeding the threshold of 1.5 dBA CNEL for noise-sensitive land uses with an 
existing noise level of 65 dBA CNEL or greater.  
 
It should be noted that Table 2.15-9 evaluates potential impacts based only on the noise sensitivity of 
existing land uses and does not evaluate the significance of impacts based on potential future uses. As 
such, impacts to non-noise sensitive land uses are only considered significant if A) the “With Project” 
ambient noise level would exceed 75 dBA CNEL, which is considered a “normally acceptable” exterior 
noise level for non-noise sensitive land uses according to the Riverside County General Plan Noise 
Element, Table N-1; or B) if the Project would result in a 3 dBA or greater noise level increase to a non-
noise sensitive land use with an ambient “No Project” noise level already exceeding 75 dBA CNEL.  
 
The Project is expected to take eight to ten years for buildout, with an interim Phase 1 to be completed 
in 2026, and full buildout projected for 2032. The Project will not be fully developed and occupied under 
existing conditions, and therefore the noise contributed by Project-related traffic should be evaluated 
against the increases in ambient noise level expected to result from cumulative increases in traffic. Tables 
2.15-9 to 2.15-11 evaluate Project-related traffic noise with ambient noise levels under projected 2026, 
2032, and 2045 traffic levels. 
 
The expected roadway noise level increases from vehicular traffic were calculated using a computer 
program that replicates the Federal Highway Administration (FHWA) Traffic Noise Prediction Model, as 
discussed in Appendix H, p. 29. The predicted noise levels account for: the roadway classification (e.g., 
collector, secondary, major or arterial), the roadway active width (i.e., the distance between the center of 
the outermost travel lanes on each side of the roadway), the total average daily traffic (ADT), the travel 
speed, the percentages of automobiles, medium trucks, and heavy trucks in the traffic volume, the 
roadway grade, the angle of view (e.g., whether the roadway view is blocked), the site conditions ("hard" 
or "soft" relates to the absorption of the ground, pavement, or landscaping), and the percentage of total 
ADT which flows each hour throughout a 24-hour period. This methodology is consistent with the County 
of Riverside Office of Industrial Hygiene Requirements for Determining and Mitigating Traffic Noise 
Impacts to Residential Structures, which specifically requires the FHWA RD-77-108 model to be used in 
analysis within the County’s jurisdiction.  
  



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Section 2 Environmental Impacts and Mitigation Measures 
 

 
Riverside County 2.15-18 Thermal Ranch Specific Plan EIR 

Table 2.15-10 
Existing plus Ambient plus Cumulative (2026) 

Project Traffic Noise Level Increases 

ID Road Segment Receiving 
land use1 

CNEL at receiving land 
use (dBA)2 

Incremental 
noise level 
increase 

threshold3 
No 

Project 
With 

Project 
Project 

Addition Limit Exceeded? 

1 Monroe St. n/o 62nd Av. Sensitive 62.3 62.7 0.4 3.0 No 

2 Van Buren St. n/o 62nd Av. Non-
Sensitive 61.3 61.8 0.5 n/a No 

3 Cesar Chavez 
St. n/o 54th Av. Sensitive 69.3 69.4 0.1 1.5 No 

4 Harrison St. n/o Airport Bl. Sensitive 66.8 67.2 0.4 1.5 No 
5 Harrison St. n/o 58th Av. Sensitive 65.9 66.8 0.9 1.5 No 

6 Harrison St. n/o 60th Av. Non-
Sensitive 65.9 66.9 1.0 n/a No 

7 Harrison St. n/o 62nd Av. Non-
Sensitive 65.4 66.6 1.2 n/a No 

8 Harrison St. s/o 62nd Av. Non-
Sensitive 65.2 66.9 1.7 n/a No 

9 Harrison St. n/o 66th Av. Non-
Sensitive 65.5 65.7 0.2 n/a No 

10 Harrison St. s/o 66th Av. Non-
Sensitive 68.6 68.7 0.1 n/a No 

11 Harrison St. s/o Middleton St. Non-
Sensitive 69.2 69.3 0.1 n/a No 

12 Harrison St. s/o Desert Empire 
Homes Sensitive 67.6 67.8 0.2 1.5 No 

13 Tyler St. n/o 62nd Av. Non-
Sensitive 60.0 61.1 1.1 n/a No 

14 Tyler St. s/o 62nd Av. Non-
Sensitive 64.6 68.5 3.9 n/a No 

15 Tyler St. n/o 66th Av. Sensitive 61.0 62.6 1.6 3.0 No 

16 Polk St. n/o 62nd Av. Non-
Sensitive 62.6 63.6 1.0 n/a No 

17 Pierce St. s/o 66th Av. Non-
Sensitive 63.8 64.3 0.5 n/a No 

18 52nd Av. e/o Cesar Chavez 
St. Sensitive 68.6 68.7 0.1 1.5 No 

19 54th Av. w/o Cesar Chavez 
St. 

Non-
Sensitive 66.0 66.1 0.1 n/a No 

20 Airport Bl. e/o Harrison St. Non-
Sensitive 70.9 71.3 0.4 n/a No 

21 Airport Bl. e/o Polk St. Sensitive 67.9 68.7 0.8 1.5 No 
22 Airport Bl. e/o Palm St. Sensitive 68.0 68.7 0.7 1.5 No 

23 60th Av. w/o Harrison St. Non-
Sensitive 59.8 60.4 0.6 n/a No 

24 62nd Av. w/o Jackson St. Non-
Sensitive 59.4 60.1 0.7 n/a No 

25 62nd Av. w/o Van Buren St. Non-
Sensitive 57.3 58.9 1.6 n/a No 
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26 62nd Av. w/o Harrison St. Non-
Sensitive 57.3 59.6 2.3 n/a No 

27 62nd Av. e/o Harrison St. Non-
Sensitive 60.5 64.4 3.9 n/a No 

28 62nd Av. w/o Tyler St. Non-
Sensitive 60.5 64.5 4.0 n/a No 

29 62nd Av. e/o Tyler St. Non-
Sensitive 60.8 65.2 4.4 n/a No 

30 62nd Av. e/o Polk St. Non-
Sensitive 59.4 64.4 5.0 n/a No 

31 62nd Av. e/o Fillmore St. Non-
Sensitive 63.4 66.0 2.6 n/a No 

32 62nd Av. e/o Pierce St. Non-
Sensitive 60.6 64.5 3.9 n/a No 

33 66th Av. e/o Harrison St. Non-
Sensitive 64.2 64.3 0.1 n/a No 

34 66th Av. e/o Tyler St. Sensitive 69.3 70.0 0.7 1.5 No 

35 66th Av. e/o Pierce St. Non-
Sensitive 66.8 67.3 0.5 n/a No 

1 Based on a review of existing aerial imagery.  Noise sensitive uses limited to existing residential land uses. 
2 The CNEL is calculated at the boundary of the right-of-way of each roadway and the property line of the receiving land use. 
3 Does the Project create an incremental noise level increase exceeding the significance criteria (Table 4-1)? 
"n/a" Per the County of Riverside General Plan Noise Element Table N-1, a barely perceptible 3 dBA or greater noise level increase is 
considered a significant impact when the ambient non-noise sensitive noise level is greater than the normally acceptable 75 dBA CNEL 
land use compatibility criteria. 
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Table 2.15-11 
Existing plus Ambient plus Cumulative (2032) 

Project Traffic Noise Level Increases 

ID Road Segment Receiving 
land use1 

CNEL at receiving land 
use (dBA)2 

Incremental 
noise increase 

threshold3 
No  

Project 
With 

Project 
Project 

Addition Limit Exceeded? 
1 Monroe St. n/o 62nd Av. Sensitive 63.9 64.7 0.8 3.0 No 

2 Van Buren St. n/o 62nd Av. Non-
Sensitive 65.9 66.3 0.4 n/a No 

3 Cesar Chavez St. n/o 54th Av. Sensitive 69.9 70.2 0.3 1.5 No 
4 Harrison St. n/o Airport Bl. Sensitive 67.7 68.3 0.6 1.5 No 
5 Harrison St. n/o 58th Av. Sensitive 66.9 68.3 1.4 1.5 No 

6 Harrison St. n/o 60th Av. Non-
Sensitive 66.8 68.4 1.6 n/a No 

7 Harrison St. n/o 62nd Av. Non-
Sensitive 66.1 68.0 1.9 n/a No 

8 Harrison St. s/o 62nd Av. Non-
Sensitive 66.1 69.5 3.4 n/a No 

9 Harrison St. n/o 66th Av. Non-
Sensitive 66.1 66.9 0.8 n/a No 

10 Harrison St. s/o 66th Av. Non-
Sensitive 69.3 69.6 0.3 n/a No 

11 Harrison St. s/o Middleton St. Non-
Sensitive 70.0 70.2 0.2 n/a No 

12 Harrison St. s/o Desert Empire 
Homes Sensitive 68.6 68.8 0.2 1.5 No 

13 Tyler St. n/o 62nd Av. Non-
Sensitive 60.4 62.0 1.6 n/a No 

14 Tyler St. s/o 62nd Av. Non-
Sensitive 65.0 68.2 3.2 n/a No 

15 Tyler St. n/o 66th Av. Sensitive 61.4 62.6 1.2 3.0 No 

16 Polk St. n/o 62nd Av. Non-
Sensitive 65.5 66.4 0.9 n/a No 

17 Pierce St. s/o 66th Av. Non-
Sensitive 64.9 65.4 0.5 n/a No 

18 52nd Av. e/o C. Chavez St. Sensitive 69.1 69.3 0.2 1.5 No 

19 54th Av. w/o C. Chavez St. Non-
Sensitive 66.6 66.9 0.3 n/a No 

20 Airport Bl. e/o Harrison St. Non-
Sensitive 72.0 72.7 0.7 n/a No 

21 Airport Bl. e/o Polk St. Sensitive 68.9 70.0 1.1 1.5 No 
22 Airport Bl. e/o Palm St. Sensitive 68.9 69.9 1.0 1.5 No 

23 60th Av. w/o Harrison St. Non-
Sensitive 62.5 63.3 0.8 n/a No 

24 62nd Av. w/o Jackson St. Non-
Sensitive 61.7 62.8 1.1 n/a No 

25 62nd Av. w/o Van Buren St. Non-
Sensitive 61.5 63.2 1.7 n/a No 

26 62nd Av. w/o Harrison St. Non-
Sensitive 61.5 63.8 2.3 n/a No 

27 62nd Av. e/o Harrison St. Non-
Sensitive 63.5 67.1 3.6 n/a No 
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28 62nd Av. w/o Tyler St. Non-
Sensitive 63.5 67.2 3.7 n/a No 

29 62nd Av. e/o Tyler St. Non-
Sensitive 63.8 67.4 3.6 n/a No 

30 62nd Av. e/o Polk St. Non-
Sensitive 63.0 66.7 3.7 n/a No 

31 62nd Av. e/o Fillmore St. Non-
Sensitive 64.1 67.1 3.0 n/a No 

32 62nd Av. e/o Pierce St. Non-
Sensitive 64.3 67.1 2.8 n/a No 

33 66th Av. e/o Harrison St. Non-
Sensitive 65.1 65.8 0.7 n/a No 

34 66th Av. e/o Tyler St. Sensitive 70.8 71.5 0.7 1.5 No 

35 66th Av. e/o Pierce St. Non-
Sensitive 68.3 68.8 0.5 n/a No 

1 Based on a review of existing aerial imagery.  Noise sensitive uses limited to existing residential land uses. 
2 The CNEL is calculated at the boundary of the right-of-way of each roadway and the property line of the receiving land use. 
3 Does the Project create an incremental noise level increase exceeding the significance criteria (Table 4-1)? 
"n/a" Per the County of Riverside General Plan Noise Element Table N-1, a barely perceptible 3 dBA or greater noise level increase is 
considered a significant impact when the ambient non-noise sensitive noise level is greater than the normally acceptable 75 dBA CNEL 
land use compatibility criteria. 

 
 
Table 2.15-10, above, shows the Existing plus Ambient Growth plus Cumulative (EAC) (2026) traffic 
noise with Project traffic conditions. Without noise resulting from Project traffic, the EAC (2026) noise 
levels would range from 57.3 to 70.9 dBA CNEL. The EAC (2026) with Project traffic noise would range 
from 58.9 to 71.3 dBA CNEL, representing a noise level increase ranging from 0.1 to 5.0 dBA CNEL. 
Based on the noise level increase thresholds provided in Table 2.15-8, the land uses adjacent to all the 
study area roadway segments would experience a less than significant increase in noise level as a result 
of the EAC (2026) conditions with the addition of Project-related traffic.  
 
Table 2.15-11, above, shows the Existing plus Ambient Growth plus Cumulative (EAC) (2032) traffic 
noise with Project traffic conditions. Without Project-related traffic noise, the EAC (2032) ambient noise 
levels would range from 60.4 to 72.0 dBA CNEL. The EAC (2032) with Project-related traffic noise would 
range from 62.0 to 72.7 dBA CNEL, representing a noise level increase ranging from 0.2 to 3.7 dBA 
CNEL. Based on the noise level increase thresholds provided in Table 2.15-8, the existing land uses 
adjacent to the study area roadway segments would experience a less than significant increase in noise 
levels under the EAC (2032) scenario with Project-related traffic.  
 
Table 2.15-12, below, shows the Horizon Year (2045) traffic noise with and without Project traffic 
conditions. Without Project traffic conditions, the Horizon Year (2045) exterior noise levels would range 
from 62.2 to 75.1 dBA CNEL. With Project-related traffic noise, the Horizon Year noise levels would range 
from 63.4 to 75.5 dBA CNEL, representing a traffic noise increase for existing land uses adjacent to the 
study area roadway segments ranging from 0.1 to 2.5 dBA CNEL. Based on the noise level increase 
thresholds provided in Table 2.15-8, the land uses adjacent to all the study area roadway segments 
would experience a less than significant increase in noise level resulting from the Horizon Year (2045) 
plus Project-related traffic. 
 
The Noise Analysis conducted for the Project analyzed the impacts of Project-related traffic noise on the 
existing conditions, the interim EAC (2026) and full Project buildout EAC (2032) conditions, as well as 
the Horizon Year (2045) conditions. According to the significance criteria based on the FICON 
significance criteria and the standards provided in the Riverside County Noise Element, the EAC (2026), 
EAC (2032) and Horizon Year (2045) scenarios would all experience less than significant noise level 
increases as a result of traffic generated by the proposed Project.  
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As shown in Table 2.15-9, one roadway segment (#5) under the Existing plus Project would experience 
a significant noise level increase as a result of the Project-related traffic. However, the Project will not be 
fully developed and occupied under the existing conditions, but rather under future conditions after the 
expected eight-to-ten-year buildout period. Since the Existing plus Project conditions do not have the 
potential to occur, potential impacts resulting from this scenario do not warrant further consideration. 
Given that the EAC (2026), EAC (2032) and Horizon Year (2045) scenarios would all experience less 
than significant noise level increases as a result of traffic generated by the proposed Project, impacts to 
existing sensitive receivers would be less than significant.  
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Table 2.15-12 
Horizon Year (2045) Project Traffic Noise Level Increases 

ID Road Segment Receiving 
land use1 

CNEL at receiving 
land use (dBA)2 

Incremental 
noise level 
increase 

threshold3 
No 

Project 
With 

Project 
Project 

Addition Limit Exceeded? 

1 Monroe St. n/o 62nd Av. Sensitive 63.9 64.7 0.8 3.0 No 
2 Van Buren St. n/o 62nd Av. Non-Sensitive 65.9 66.3 0.4 n/a No 

3 Cesar Chavez 
St. n/o 54th Av. Sensitive 69.9 70.2 0.3 1.5 No 

4 Harrison St. n/o Airport Bl. Sensitive 67.7 68.3 0.6 1.5 No 
5 Harrison St. n/o 58th Av. Sensitive 66.9 68.3 1.4 1.5 No 
6 Harrison St. n/o 60th Av. Non-Sensitive 66.8 68.4 1.6 n/a No 
7 Harrison St. n/o 62nd Av. Non-Sensitive 66.1 68.0 1.9 n/a No 
8 Harrison St. s/o 62nd Av. Non-Sensitive 66.1 69.5 3.4 n/a No 
9 Harrison St. n/o 66th Av. Non-Sensitive 66.1 66.9 0.8 n/a No 
10 Harrison St. s/o 66th Av. Non-Sensitive 69.3 69.6 0.3 n/a No 
11 Harrison St. s/o Middleton St. Non-Sensitive 70.0 70.2 0.2 n/a No 

12 Harrison St. s/o Desert Empire 
Homes Sensitive 68.6 68.8 0.2 1.5 No 

13 Tyler St. n/o 62nd Av. Non-Sensitive 60.4 62.0 1.6 n/a No 
14 Tyler St. s/o 62nd Av. Non-Sensitive 65.0 68.2 3.2 n/a No 
15 Tyler St. n/o 66th Av. Sensitive 61.4 62.6 1.2 3.0 No 
16 Polk St. n/o 62nd Av. Non-Sensitive 65.5 66.4 0.9 n/a No 
17 Pierce St. s/o 66th Av. Non-Sensitive 64.9 65.4 0.5 n/a No 

18 52nd Av. e/o Cesar Chavez 
St. Sensitive 69.1 69.3 0.2 1.5 No 

19 54th Av. w/o Cesar Chavez 
St. Non-Sensitive 66.6 66.9 0.3 n/a No 

20 Airport Bl. e/o Harrison St. Non-Sensitive 72.0 72.7 0.7 n/a No 
21 Airport Bl. e/o Polk St. Sensitive 68.9 70.0 1.1 1.5 No 
22 Airport Bl. e/o Palm St. Sensitive 68.9 69.9 1.0 1.5 No 
23 60th Av. w/o Harrison St. Non-Sensitive 62.5 63.3 0.8 n/a No 
24 62nd Av. w/o Jackson St. Non-Sensitive 61.7 62.8 1.1 n/a No 
25 62nd Av. w/o Van Buren St. Non-Sensitive 61.5 63.2 1.7 n/a No 
26 62nd Av. w/o Harrison St. Non-Sensitive 61.5 63.8 2.3 n/a No 
27 62nd Av. e/o Harrison St. Non-Sensitive 63.5 67.1 3.6 n/a No 
28 62nd Av. w/o Tyler St. Non-Sensitive 63.5 67.2 3.7 n/a No 
29 62nd Av. e/o Tyler St. Non-Sensitive 63.8 67.4 3.6 n/a No 
30 62nd Av. e/o Polk St. Non-Sensitive 63.0 66.7 3.7 n/a No 
31 62nd Av. e/o Fillmore St. Non-Sensitive 64.1 67.1 3.0 n/a No 
32 62nd Av. e/o Pierce St. Non-Sensitive 64.3 67.1 2.8 n/a No 
33 66th Av. e/o Harrison St. Non-Sensitive 65.1 65.8 0.7 n/a No 
34 66th Av. e/o Tyler St. Sensitive 70.8 71.5 0.7 1.5 No 
35 66th Av. e/o Pierce St. Non-Sensitive 68.3 68.8 0.5 n/a No 
1 Based on a review of existing aerial imagery.  Noise sensitive uses limited to existing residential land uses. 
2 The CNEL is calculated at the boundary of the right-of-way of each roadway and the property line of the receiving land use. 
3 Does the Project create an incremental noise level increase exceeding the significance criteria (Table 4-1)? 
"n/a" Per the County of Riverside General Plan Noise Element Table N-1, a barely perceptible 3 dBA or greater noise level increase is 
considered a significant impact when the ambient non-noise sensitive noise level is greater than the normally acceptable 75 dBA CNEL 
land use compatibility criteria. 
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On-Site Traffic Noise 
The Noise Analysis conducted for the Project considered the impact of traffic noise on land uses within 
the proposed development. The Project would mainly be impacted from traffic noise emanating from the 
surrounding arterials roadways: Harrison Street, Tyler Street, Avenue 62, and once built out, Avenue 64. 
While internal roadways within the subject site would also generate some noise from on-site traffic, the 
Noise Analysis concluded that noise from these sources would not make a substantive contribution to 
ambient noise conditions due to topography and low traffic volume and speed. On-site traffic noise is 
evaluated in terms of both interior and exterior noise standards.  
 

Exterior Noise Levels: 
Pursuant to Policy N 1.3 of the General Plan Noise Element, the Riverside County exterior noise level 
standard for residential land use is 65 dBA CNEL. The County does not have an established exterior 
noise standard for commercial land uses. Table 2.15-13 shows the future unmitigated exterior noise 
levels for each of the planning areas.   
 

Table 2.15-13 
Unmitigated Future Exterior Noise Levels 

Planning 
Area Land Use 

Noise- 
Sensitive 

Land Use? 
Roadway 

Unmitigated 
Exterior 

Noise Level 
(dBA CNEL)1 

2 Low Density Residential (LDR) Yes 
Harrison St. 78 

Tyler St. 71 
62nd Av. 78 

3 Medium Density Residential (MDR) Yes Tyler St. 71 
4 High Density Residential (HDR) Yes 64th Av. 75 

5 High Density Residential (HDR) 
Tourist Commercial (CT) Yes Harrison St. 78 

64th Av. 75 
6 Commercial Retail (CR) No Harrison St. 78 

1 Based on future long-range traffic conditions per Figure C-3 of the 2008 County of Riverside General Plan Circulation 
Element. Exterior noise level represents noise level at the property boundary for each planning area, based on noise 
contours measured from the roadway center line. Unmitigated on-site exterior traffic noise level calculations are 
included in Appendix 8.1 of the Thermal Ranch Specific Plan Noise and Vibration Analysis.  

 

As shown in the above table, the unmitigated exterior noise level in the proposed residential planning 
areas, as measured at the property line, will range from 71 to 78 dBA CNEL, and 75 to 78 dBA CNEL in 
proposed commercial planning areas.  
 

According to the Riverside County Noise Element Land Use Compatibility for Community Noise Exposure 
matrix, exterior noise levels of up to 80 dBA CNEL are considered conditionally acceptable for non-noise 
sensitive land uses, provided noise insulation features are included in the design. Typically, conventional 
construction with closed windows and mechanical ventilation (e.g., air conditioning) suffices. Given that 
Planning Area 6 does not include any noise sensitive (residential) land uses, no mitigation is required for 
the projected exterior noise level of 78 dBA CNEL.  
 

The projected noise level on surrounding arterial roadways would exceed the County standards of 65 
dBA CNEL for noise sensitive residential land uses for the outdoor living areas (backyards) of residences 
in Planning Areas 2, 3, and 4. As stated in Policy N 1.5 of the General Plan Noise Element, exterior noise 
attenuation measures are required for sensitive land uses exposed to transportation related noise levels 
higher than 65 dBA CNEL. In order to reduce the noise level in these areas, noise reduction measures 
such as setbacks, berms, or 6- to 10-foot-high noise barriers is recommended along the perimeter of the 
residential planning areas where they abut existing or future arterial roadways. 
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While Planning Area 5 will include sensitive residential uses and will be subject to exterior noise levels 
exceeding 65 dBA CNEL, the proposed resort condominiums will not include private outdoor living areas 
(backyards), noise mitigation will be limited to the interior areas of these noise sensitive uses.   
 
Table 2.15-14 shows the recommended mitigation, also described in NOI-1 and NOI-2, that would ensure 
that the outdoor areas of residential properties within the Project meet the County noise standard of 65 
dBA CNEL.    
 

Table 2.15-14 
Mitigated Future Exterior Noise Levels 

Planning 
Area 
(PA) 

Land Use1 
Noise- 

Sensitive 
Land 
Use? 

Roadway 

Mitigated 
Exterior 
Noise 
Level 
(dBA 

CNEL)2 

Barrier  
Height 
(Feet)1 

2 Low Density Residential (LDR) Yes 
Harrison St. 65 10' 

Tyler St. 62 6' 
62nd Av. 65 10' 

3 Medium Density Residential 
(MDR) Yes Tyler St. 62 6' 

4 High Density Residential (HDR) Yes 64th Av. 65 8' 
1 As measured from the roadbed. 
 
As shown in the above table, noise barriers ranging from 6 to 10 feet in height are recommended for the 
residential frontages with Harrison Street, Tyler Street, Avenue 62, and Avenue 64 in order to reduce the 
outdoor residential noise level to a range of 62 to 65 dBA CNEL. Other noise mitigation measures, such 
as increased setbacks or the use of berms, could be used in conjunction with the recommended barriers. 
As noted in the Noise Analysis prepared for the Project, the residential lot locations and configurations 
will provide generous setbacks with substantial open space and intra-project roads that separate and will 
help to buffer the effects of traffic noise. Nonetheless, as provided in mitigation measures NOI-1 and NOI-
2, prior to the recordation of the final tract map or issuance of grading permits for the development of 
future residential uses, a more detailed assessment will be required, based on precise grading plans and 
building specifications, to make sure that sound impacts will be sufficiently mitigated to 65 dBA CNEL or 
below.  
 
Interior Noise Levels: 
In addition to exterior noise levels standards, residential and other sensitive land uses are subject to the 
Riverside County interior noise standard of 45 dBA CNEL. According to the Noise Analysis prepared for 
the Project, interior noise levels can be reduced through typical building construction measures such as 
weather-stripped solid core exterior doors, upgraded dual glaze windows, mechanical ventilation/air 
conditioning, and exterior wall/roof assembles free of cut outs or openings. Typical building construction 
will provide a noise reduction of approximately 12 dBA with “windows open” conditions, and a minimum 
of 25 dBA noise reduction with “windows closed” and other typical measures implemented. Table 2.15-
15 shows the projected interior noise levels within residential land uses with and without the 
implementation of typical noise reduction measures.   
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Table 2.15-15 

Interior Noise Impacts (CNEL) 

PA Land 
Use 

Noise 
Sensitive Roadway 

Noise 
Level at 
Façade 

Required 
Interior 
Noise 

Reduction1 

Estimated 
Interior 
Noise 

Reduction2 

Upgraded 
Windows3 

Interior 
Noise 
Level4 

2 LDR Yes 
Harrison 67 21.6 25.0 No 41.6 

Tyler 62 17.4 25.0 No 37.4 
62 67 21.6 25.0 No 41.6 

3 MDR Yes Tyler 62 17.4 25.0 No 37.4 
4 HDR Yes 64 66 21.0 25.0 No 41.0 

5 HDR Yes Harrison 78 32.9 34.0 Yes 43.9 
64 75 30.4 34.0 Yes 41.4 

1 Noise reduction required to satisfy the 45 dBA CNEL interior noise limits. 
2 A minimum of 25 dBA noise reduction is assumed with standard building construction. 
3 Does the required interior noise reduction trigger upgraded windows with a minimum STC rating of greater than 27? 
4 Estimated interior noise level with a means of mechanical ventilation and a minimum STC rating of 27 for all windows. 

 
As shown in the above table, the noise level at the façade of sensitive receptors would range from 62 to 
78 dBA CNEL. With the noise reduction of 12 dBA expected from “windows open” building conditions, 
the interior noise level would range from 50 to 55 dBA CNEL, which exceeds the County interior noise 
level standard of 45 dBA CNEL. To satisfy the County interior noise standard, all units will require a 
means of mechanical ventilation (e.g., air conditioning) in order to achieve “windows closed” noise 
reductions of at least 25 dBA CNEL. Hotel and resort condominium buildings in Planning Area 5 would 
additionally require upgraded windows in order to achieve the required noise reduction of 34 dBA CNEL. 
As stated in mitigation measure NOI-3, standard building construction measures, including mechanical 
ventilation and windows with a minimum Sound Transmission Class (STC) rating of 27, or a minimum 
STC rating of 36 for PA-5, will be required to achieve the County interior noise standard for residential 
land uses.  
 
With implementation of NOI-1, NOI-2 and NOI-3, traffic related noise impacts on the interior and exterior 
of the proposed Project would be less than significant.  
 
Operational Noise 
The proposed Project is expected to generate noise during operations from sources including horse park 
activities, public address (PA) speaker system, CVWD well sites, IID substation, roof-top air conditioning 
units, trash enclosure activity, and parking lot activity. As a component of the Noise Analysis, reference 
noise level measurements were collected from similar types of activities to represent the noise levels 
expected with the development of the proposed Project. Table 2.15-16 shows the reference noise levels 
expected to result from the operational sources. It should be noted that the noise level measurement 
assumed a worst-case scenario in which all noise sources are operating at the same time. Actual noise 
activities will likely vary throughout the day and should be lower than those cited on the table.  
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Table 2.15-16 

Reference Noise Level Measurements 

Reference Noise Source 
Noise 

Source 
Height 
(feet) 

Min./Hour Reference 
Noise Level 
(dBA Leq) 

@ 50 ft 

Sound 
Power 
Level 
(dBA) 

Day Night 

Horse Park Activities 5' 60 20 60.2 92.0 
Public Address System 25' 60 0 68.1 100.0 

CVWD Well Site 5' 60 60 45.4 77.0 
IID Substation 8' 60 60 55.6 87.3 

Roof-Top Air Conditioning Units 5' 39 28 57.2 88.9 
Trash Enclosure Activity 5' 60 20 57.3 89.0 

Parking Lot Vehicle Activity 5' 60 20 52.6 84.3 
1 Anticipated duration (minutes within the hour) of noise activity during typical hourly conditions expected at the Project 
site. "Daytime" = 7:00 a.m. - 10:00 p.m.; "Nighttime" = 10:00 p.m. - 7:00 a.m. 
2 Sound power level represents the total amount of acoustical energy (noise level) produced by a sound source 
independent of distance or surroundings. Sound power levels calculated using the CadnaA noise model at the r 
reference distance to the noise source. 

Source: Thermal Ranch Specific Plan Noise and Vibration Analysis, prepared by Urban Crossroads (May 2023), Table 
1-10. 

 
Based on the reference noise levels in the above table, Table 2.15-17 and 2.15-18 show the Project-
related noise level increases that would be experienced at the six off-site sensitive receiver locations, as 
shown in Exhibit 2.15-2. Table 2.15-17 shows the operational noise levels during daytime hours of 7:00 
a.m. to 10:00 p.m.  
 

Table 2.15-17 
Daytime Project Operational Noise Levels (dBA Leq) 

Noise Source Operational Noise Levels by Receiver Location  
R1 R2 R3 R4 R5 R6 

Horse Park Activities 36.1 39.4 37.4 32.4 42.6 32.4 
Public Address System 34.6 38.0 36.0 30.8 40.5 30.9 
CVWD Well Site 10.5 24.7 15.7 4.4 7.5 4.2 
IID Substation 5.4 14.1 27.8 14.5 8.8 2.3 
Roof-Top Air Conditioning Units 27.3 28.8 32.6 27.5 41.7 26.5 
Trash Enclosure Activity 22.5 24.3 23.5 18.7 37.4 20.7 
Parking Lot Vehicle Activity 25.7 26.6 29.4 24.1 39.7 24.2 
Total (All Noise Sources) 39.1 42.3 41.1 35.9 47.7 35.8 
See Exhibit 10-A of the Thermal Ranch Specific Plan Noise and Vibration Analysis for noise source locations, and the 
CadnaA noise model calculations in Appendix 10.1.  

 
As shown in the above table, unmitigated exterior noise levels at off-site receiver locations during daytime 
hours are expected to range from 35.8 to 47.7 dBA Leq.  
 
Table 2.15-18 shows the operational noise levels during nighttime hours of 10:00 p.m. to 7:00 a.m. 
Unmitigated noise levels at off-site receiver locations during nighttime hours are expected to range from 
38.4 to 41.6 dBA Leq.  
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Table 2.15-18 
Nighttime Project Operational Noise Levels (dBA Leq) 

Noise Source Operational Noise Levels by Receiver Location  
R1 R2 R3 R4 R5 R6 

Horse Park Activities 30.3 33.6 31.6 26.7 36.9 26.6 
Public Address System 0.0 0.0 0.0 0.0 0.0 0.0 
CVWD Well Site 10.5 24.7 15.7 4.4 7.5 4.2 
IID Substation 5.4 14.1 27.8 14.5 8.8 2.3 
Roof-Top Air Conditioning Units 24.9 26.4 30.2 25.1 39.3 24.1 
Trash Enclosure Activity 16.8 18.6 17.8 12.9 31.6 15.0 
Parking Lot Vehicle Activity 24.8 25.6 28.4 23.1 38.7 23.2 
Total (All Noise Sources) 32.4 35.4 35.9 30.2 43.5 29.8 
See Exhibit 10-A of the Thermal Ranch Specific Plan Noise and Vibration Analysis for noise source locations, and the 
CadnaA noise model calculations in Appendix 10.1. 

 
Pursuant to County Ordinance 847, the daytime and nighttime noise level standards for sensitive 
receptors (residential land uses) are 55 dBA Leq and 45 dBA Leq, respectively. As shown in Table 2.15-
19 the operational noise levels associated with the proposed Project will not exceed the County’s daytime 
or nighttime noise level standards.  
 

Table 2.15-19 
Operational Noise Level Compliance 

Receiver 
Location 

Project Operational 
Noise Levels (dBA Leq) 

Noise Level Standards 
(dBA Leq) 

Noise Level Standards 
Exceeded? 

Daytime Nighttime Daytime Nighttime Daytime Nighttime 
R1 39.1 32.4 55 45 No No 
R2 42.3 35.4 55 45 No No 
R3 41.1 35.9 55 45 No No 
R4 35.9 30.2 55 45 No No 
R5 47.7 43.5 55 45 No No 
R6 35.8 29.8 55 45 No No 

Source: Thermal Ranch Specific Plan Noise and Vibration Analysis, prepared by Urban Crossroads (May 2023), Table 
1-10. 

 

As previously stated, the Federal Interagency Committee on Noise (FICON) provides thresholds for noise 
level increases based on the sensitivity of the receiving land use and the ambient noise level. Based on 
these thresholds, Table 2.15-20 and 2.15-21 show the noise level increases expected to result from the 
operation of the proposed Project during daytime and nighttime hours.  
 

Table 2.15-20 
Daytime Project Operational Noise Level Increase 

Receiver 
Location 

Total 
Project 

Op. 
Noise 
Level 

Measurement 
Location 

Reference 
Ambient 

Noise 
Levels 

Combined 
Project 

and 
Ambient 

Project 
Increase 

Increase 
Criteria 

Increase 
Criteria 

Exceeded? 

R1 39.1 L1 62.7 62.7 0.0 5.0 No 
R2 42.3 L2 70.4 70.4 0.0 1.5 No 
R3 41.1 L3 67.0 67.0 0.0 1.5 No 
R4 35.9 L4 64.7 64.7 0.0 5.0 No 
R5 47.7 L5 66.2 66.3 0.1 1.5 No 
R6 35.8 L6 63.2 63.2 0.0 5.0 No 
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As shown in the above table, the proposed Project’s operational noise increases are expected to result 
in daytime noise level increases ranging from 0.0 to 0.1 dBA Leq at the receiver location closest to a 
sensitive receptor (receiver R2) which is closest to a residence located immediately east of Tyler Street.  
 
According to the Federal Interagency Committee on Noise (FICON) significance criteria for noise 
sensitive land uses, if the ambient noise level at the receiving land use is less than 60 dBA CNEL, then 
a noise level increase of 5 dBA CNEL or greater would be considered significant; if the ambient noise 
level at the receiving land use ranges from 60 to 65 dBA CNEL, then a noise level increase of 3 dBA 
CNEL or more would be considered significant; and if the ambient noise level at the receiving land use 
is higher than 65 dBA CNEL, then a noise level increase of 1.5 dBA CNEL or more would be considered 
significant. Given that the daytime noise associated with the Project would result in noise level increases 
of 0 to 0.1 dBA CNEL, it can be concluded that daytime operational noise would not exceed the FICON 
significance criteria.  
 
Table 2.15-21 shows that the Project is not expected to generate a measurable nighttime operational 
noise level increase at any of the receiver locations. Operation of the Project would therefore not exceed 
the FICON noise increase criteria for nighttime hours.  
 

Table 2.15-21 
Nighttime Project Operational Noise Level Increase 

Receiver 
Location 

Total 
Project 

Op. 
Noise 
Level 

Measurement 
Location 

Reference 
Ambient 

Noise 
Levels 

Combined 
Project 

and 
Ambient 

Project 
Increase 

Increase 
Criteria 

Increase 
Criteria 

Exceeded? 

R1 32.4 L1 61.1 61.1 0.0 5.0 No 
R2 35.4 L2 67.4 67.4 0.0 1.5 No 
R3 35.9 L3 63.7 63.7 0.0 1.5 No 
R4 30.2 L4 61.7 61.7 0.0 1.5 No 
R5 43.5 L5 66.3 66.3 0.0 1.5 No 
R6 29.8 L6 61.3 61.3 0.0 5.0 No 

 
Overall, the proposed Project would not exceed the operational noise level increase significance criteria 
provided in Table 2.15-8, including both exterior noise level standards provided by the County and noise 
level increase criteria provided by FICON. The impacts of the operational noise generated by the 
proposed Project on nearby receiver locations would therefore be less than significant.  
 
Construction Noise 
Buildout of the proposed Project will involve site preparation, excavation and grading, building 
construction, paving, and other noise generating activities, which will result in localized and temporary 
increases in ambient noise levels. The Noise Analysis prepared for the Project collected reference noise 
levels for standard equipment involved in each construction phase. Pursuant to Federal Transit 
Administration (FTA) guidance for construction noise assessment, Table 2.15-22 shows the combined 
noise levels for the loudest construction equipment, assuming the equipment is operated at the same 
time.  
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Table 2.15-22 
Construction Reference Noise Levels 

Construction 
Phase 

Reference 
Construction 

Activity 

Reference Noise 
Level @ 50 ft 
(dBA Leq)1 

Combined 
Noise Level 
(dBA Leq)2 

Combined 
Sound Power 
Level (PWL)3 

Site Preparation 
Crawler Tractors 78 

80 112 Hauling Trucks 72 
Rubber Tired Dozers 75 

Grading 
Graders 81 

83 115 Excavators 77 
Compactors 76 

Building 
Construction 

Cranes 73 
81 113 Tractors 80 

Welders 70 

Paving 
Pavers 74 

83 115 Paving Equipment 82 
Rollers 73 

Architectural 
Coating 

Cranes 73 
77 109 Air Compressors 74 

Generator Sets 70 
1 FHWA Roadway Construction Noise Model (RCNM). 
2 Represents the combined noise level for all equipment assuming they operate at the same time consistent with FTA 
Transit Noise and Vibration Impact Assessment guidance. 
3 Sound power level represents the total amount of acoustical energy (noise level) produced by a sound source 
independent of distance or surroundings.  Sound power levels calibrated using the CadnaA noise model at the 
reference distance to the noise source. 

 
As shown in the above table, construction noise levels are expected to result in combined sound power 
level of 109 to 115. Table 2.15-23, below, shows the expected noise levels at the six nearby sensitive 
receiver locations. Noise levels at the receiver locations would range from 39.4 to 62.9 dBA Leq.  
 

Table 2.15-23 
Project Construction Noise Summary and Compliance 

Receiver 
Location 

Construction Noise Levels (dBA Leq) 
Site 

Prep. Grading Building 
Constrct. Paving Off-site 

Utilities 
Highest 
Noise 
Levels 

Threshold Exceeded? 

R1 49.3 52.3 50.3 52.3 47.3 52.3 80 No 
R2 59.9 62.9 60.9 62.9 57.9 62.9 80 No 
R3 56.7 59.7 57.7 59.7 54.7 59.7 80 No 
R4 41.4 44.4 42.4 44.4 39.4 44.4 80 No 
R5 59.4 62.4 60.4 62.4 57.4 62.4 80 No 
R6 41.8 44.8 42.8 44.8 39.8 44.8 80 No 

 
The Federal Transit Administration provides a construction noise threshold of 80 dBA Leq during daytime 
hours and 70 dBA Leq during nighttime hours.2 As shown in the above table, the Project’s construction 
noise levels, which range from 39.4 to 62.9 at nearby sensitive receiver locations, do not exceed the 
threshold at any of the received locations.  
 

 
2  Federal Transit Administration, Transit Noise and Vibration Impact Assessment Manual (September 2018). 
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Furthermore, in recognition that construction noise is difficult to control, Riverside County Noise 
Ordinance (Ordinance No.847) exempts private construction projects located within one-quarter mile of 
an inhabited dwelling from compliance with the general sound level standards, provided that: construction 
does not occur between the hours of 6:00 p.m. and 6:00 a.m. during the months of June through 
September; and construction does not occur between the hours of 6:00 p.m. and 7:00 a.m. during the 
months of October through May. Construction of the proposed Project would abide by these restrictions, 
further reducing potential noise impacts to nearby sensitive receivers to less than significant levels. 
 
Given that construction of the proposed Project does not exceed the FTA noise threshold and would be 
restricted to less noise sensitive daytime hours, impacts related to construction noise would be less than 
significant.  
 
CVWD Middleton Reservoir 7802-1 Site  
The Project reservoir site is located 2.4± miles southwest of the Project site, currently hosts a CVWD 2.5 
million tank and is planned for multiple tanks. The existing reservoir site is fully graded and located behind 
a 25-foot earthen berm with existing access and site security. The reservoir site is located in a relatively 
isolated location on the lower portions of the Martinez Canyon alluvial fan. Development of the Project 
reservoir will involve shifting the existing berm 35± feet to the north, pouring of a concrete tank pad and 
construction of the tank, which will be comprised of welded steel. While construction noise levels are 
expected to be limited and to not exceed County or CVWD standards, they will be further mitigated by 
the 25-foot earthen berm surrounding the reservoir site. There are no sensitive receptors in the vicinity 
of the reservoir site. There will be limited and essentially undiscernible noise emanating from the site 
follow completion of construction. Therefore, impacts will be less than significant.  
 
Summary 
The above discussion considered the potential off-site noise impacts resulting from Project-related traffic 
increases, on-site noise impacts resulting from traffic noise, operational noise impacts on nearby 
sensitive receivers, and construction noise impacts on nearby sensitive receivers. The analysis 
determined that noise impacts related to off-site traffic noise, operational noise, and construction noise 
would be less than significant. It was also determined that on-site traffic noise, including interior and 
exterior noise levels would require the implementation of NOI-1 and NOI-2 to mitigate on-site noise to 
less than significant levels.  
 
Overall, the Project’s potential to generate a substantial temporary or permanent increase in ambient 
noise levels in the vicinity of the project and in excess of standards established in the local general plan 
or noise ordinance, or applicable standards of other agencies would be less than significant with 
mitigation.  
 
 

b) Generation of excessive groundborne vibration or groundborne noise levels; 
 
Operation of the proposed Project is not expected to generate significant or ongoing groundborne 
vibration. Construction of the proposed Project will require the use of trenching, excavation, grading and 
compaction equipment, all of which have the potential to generate substantial ground vibrations. The 
strength of construction-related vibration depends on the equipment used and methods employed, and 
diminishes with distance.  
 
Representative vibration levels were selected for standard construction equipment types. As shown in 
Table 2.15-24, standard construction equipment would generate 0.003 to 0.210 in/sec peak particle 
velocity (PPV) of vibration at a distance of 25 feet.  
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Table 2.15-24 
Representative Vibration Levels for Construction Equipment 

Equipment PPV (in/sec) at 25 feet 
Small bulldozer 0.003 
Jackhammer 0.035 

Loaded Trucks 0.076 
Large bulldozer 0.089 
Vibratory Roller 0.210 

Source: Federal Transit Administration, Transit Noise and Vibration Impact Assessment Manual 
 
Table 2.15-25 shows the potential impacts of Project-related construction vibration on nearby sensitive 
receivers. The receivers would range in distance from 148 to 2,936 feet from Project construction. At 
these distances, the receivers would be exposed to 0.000 to 0.015 in/sec PPV. These levels of vibrations 
would be intermittent and temporary, and would only occur when heavy equipment is being operated 
near the perimeter of the Project site.  
 

Furthermore, pursuant to Riverside County Noise Ordinance (Ordinance No.847), private construction 
projects located within one-quarter mile of an inhabited dwelling must cease construction operations 
between the hours of 6:00 p.m. and 6:00 a.m. during the months of June through September, and 
between the hours of 6:00 p.m. and 7:00 a.m. during the months of October through May.  Construction 
of the proposed Project would abide by these restrictions, further reducing potential groundborne 
vibration impacts to nearby sensitive receivers. 
 

Table 2.15-25 
Representative Vibration Levels for Construction Equipment 

Location 
Distance to 

construction 
(feet) 

Typical construction vibration levels 
PPV (in/sec) 

Thres
-hold 
ppv 

(in/se
c) 

Thresholds 
exceeded? Small 

bull-
dozer 

Jack-
hammer 

Loaded 
trucks 

Large 
bulldozer 

Vibratory 
roller 

Highest 
vibration 

level 
R1 1,072' 0.000 0.000 0.000 0.000 0.001 0.001 0.3 No 
R2 148' 0.000 0.002 0.005 0.006 0.015 0.015 0.3 No 
R3 309' 0.000 0.001 0.002 0.002 0.005 0.005 0.3 No 
R4 2,936' 0.000 0.000 0.000 0.000 0.000 0.000 0.3 No 
R5 170' 0.000 0.002 0.004 0.005 0.012 0.012 0.3 No 
R6 2,818' 0.000 0.000 0.000 0.000 0.000 0.000 0.3 No 

 
According to the Caltrans Transportation and Construction Vibration Guidance Manual, the maximum 
continuous vibration threshold at which a building may be damaged is 0.3 PPV (in/sec). As shown in the 
above table, the vibration levels experienced at nearby receiver locations as a result of Project 
construction would be well below the building damage threshold. Therefore, Project-related vibration 
impacts are considered less than significant.  
 
CVWD Middleton Reservoir 7802-1 Site  
Development of the Project reservoir will include the shifting of the existing 25-foot high berm 35± feet 
farther north. The existing reservoir site is improved with existing access and site security. The reservoir 
site is located in a relatively isolated location on the lower portions of the Martinez Canyon alluvial fan. 
Development of the Project reservoir will involve the shifting of the existing berm, pouring of a concrete 
tank pad and construction of the tank, which will be comprised of welded steel. As discussed above, 
ground vibration falls off sharply with distance. There are no sensitive receptors in the vicinity of the 
reservoir site. Construction of the Project reservoir is expected to generate limited and less than 
significant ground-bourn vibrations or noise. Therefore, impacts will be less than significant.  
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2.15.7 Mitigation Measures  
 
NOI-1 Detailed noise analysis is required for all future residential land uses. These final noise 

studies shall combine the recommendations provided in the Project-wide Noise Analysis 
Report with precise grading plans and building design specifications.  

 
 Prior to the recordation of final maps or the issuance of building permits for planned 

residential uses, the applicant shall provide precise grading plans and actual building 
design specifications, as well as detailed analysis demonstrating the efficacy of the 
planned noise mitigation measures, including location and height of masonry walls, 
distance between the noise source and residential lots, and other noise buffers, to ensure 
that the County of Riverside 65 dBA CNEL exterior noise level standard is met. 

 
NOI-2 Perimeter masonry walls shall extend either to the recommended height above the pad 

elevation of the lot being shielded, or if the road is elevated above the pad, then the barrier 
shall be extend to the recommended height above the highest point between the residence 
and the road. Wall construction shall be in accordance with the specifications set forth in 
the Project Noise Report.  

 
NOI-3 In order to meet the 45 dBA CNEL interior noise level standard established the County of 

Riverside, all residential units shall meet a ‘windows-closed condition’ by including a 
means of mechanical ventilation (e.g. air conditioning). The Project’s residences shall also 
provide the following standard building construction measures to ensure the interior noise 
level standard is met: 

• Windows and glass doors: All windows must have a minimum Sound Transmission 
Class (STC) rating of 27. Hotel and condominiums in PA-5 must provide upgraded 
windows with a minimum STC rating of 36 for all windows facing Harrison Street and 
Avenue 64.  

• Doors (non-glass): All exterior doors must be weather-stripped and have minimum 
STC ratings of 27.  

• Walls: Any penetrations of exterior walls by pipes, ducts, or conduits, the space 
between the wall and pipes, ducts, or conduits shall be caulked or filled with mortar to 
form an airtight seal.  

• Roof: Roof sheathing of wood construction shall be installed per manufacturer’s 
specification or caulked plywood of at least one-half inch thick. Ceiling shall be per 
manufacturer’s specification or well-sealed gypsum board of at least one-half inch 
thick. Insulation with at least a rating of R-19 shall be used in the attic.  

• Ventilation: All habitable rooms must be designed such that circulated air will be 
provided even if exterior doors and windows are closed. A forced air circulation system 
(e.g., air conditioning) or active ventilation system (e.g. fresh air supply) shall be 
provided to satisfy the requirements of the Uniform Building Code.  

 
 

2.15.8 Significance After Mitigation 
 
With the implementation of NOI-1, NOI-2 and NOI-3, the proposed Project will meet the Riverside County 
interior and exterior residential noise level standards, and on-site traffic noise impacts will be less than 
significant. Impacts resulting from airport noise, off-site traffic noise, operational noise, construction noise, 
and construction vibration will not require mitigation, and will be less than significant.  
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2.15.9 Cumulative Impacts 
 
 
Cumulative impacts are those resulting from the proposed Project in combination with other future or 
ongoing projects. A cumulative noise impact occurs when cumulative projects would result in a 
substantial noise level increase and would exceed applicable standards.  
 
The construction noise and vibration associated with the Project would be temporary and would therefore 
not contribute to long-term increases in ambient noise levels in the Project vicinity.  
 
The traffic noise analysis conducted by Urban Crossroads evaluated the noise associated with Project-
related traffic against projected traffic noise levels in Existing Plus Ambient Growth Plus Cumulative in 
2026 (EAC 2026) and EAC 2029 conditions, as well as against the Horizon Year (2045) noise levels. As 
discussed in Section 2.15.6(a), land uses adjacent to all the studied roadway segments would experience 
less than significant noise level increases as a result of Project-related traffic. Given that these three 
scenarios account for cumulative traffic conditions, it can be concluded that the Project’s cumulative traffic 
noise impacts would be incremental, and would not be cumulatively considerable.   
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 2.16 Population, Housing and Environmental Justice 
 

2.16.1 Introduction 
 
This section of the EIR describes existing population, housing, and socio-economic conditions in the 
Project area, as well as issues associated with environmental justice. It analyzes the potential impacts 
of the proposed Project on those resources, including changes in population and the demand for 
housing. The analysis is partly based on data and information from sources and agencies including the 
County of Riverside General Plan and the Southern California Association of Governments. 
 
 

2.16.2 Thresholds of Significance 
 
The CEQA Guidelines define the parameters under which the consideration of socio-economic impacts 
may be included in an environmental evaluation. CEQA Guidelines Section 15131 states that 
“[e]conomic or social information may be included in an EIR or may be presented in whatever form the 
agency desires.” Further, Section 15131(a) of the Guidelines states that “[e]conomic or social effects of 
a project shall not be treated as significant effects on the environment. An EIR may trace a chain of 
cause and effect from a proposed decision on a project through anticipated economic or social changes 
resulting from the project to physical changes caused in turn by the economic or social changes 
[emphasis added]. The intermediate economic or social changes need not be analyzed in any detail 
greater than necessary to trace the chain of cause and effect. The focus of the analysis shall be on the 
physical changes.”  
 
CEQA Section 15131(b) also provides that “[e]conomic or social effects of a project may be used to 
determine the significance of physical changes caused by the project.” For example, the level of 
significance of a physical division of a community from transit facilities could be measured by the social 
effect on the community.  
 
Cities, counties, and other local governmental entities have an important role to play in ensuring 
environmental justice for all of California’s residents. Under state law: “[E]nvironmental justice” means 
the fair treatment of people of all races, cultures, and incomes with respect to the development, 
adoption, implementation, and enforcement of environmental laws, regulations, and policies.” (Gov. 
Code, § 65040.12, subd. (e).) Fairness in this context means that the benefits of a healthy environment 
should be available to everyone, and the burdens of pollution or other physical impacts should not be 
focused on sensitive populations or on communities that already are experiencing its adverse effects.  
 
Project impacts to population and housing are analyzed using the thresholds of significance provided in 
Appendix G of the CEQA Guidelines. Appendix G uses the following questions to evaluate the project’s 
potential impacts. 
 
Housing 

a) Displace substantial numbers of existing people or housing, necessitating the construction of 
replacement housing elsewhere? 

 

b) Create a demand for additional housing, particularly housing affordable to households earning 
80% or less of the County’s median income? 

 

c) Induce substantial unplanned population growth in an area, either directly (for example, by 
proposing new homes and businesses) or indirectly (for example, through extension of roads or 
other infrastructure)? 

 
The Initial Study determined that the Project would result in “No Impact’ for threshold question a) 
above. Therefore, it is not analyzed further in this EIR.  
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2.16.3 Regulatory Framework 

 
Federal 
 
There are no federal regulations governing population and housing that apply to the proposed Project.  
 
State 
 
Regional Housing Needs Allocation 
The Southern California Association of Governments (SCAG) prepared the Regional Housing Needs 
Allocation (RHNA) for the County of Riverside as required by the California Department of Housing and 
Community Development (HCD) pursuant to Government Code §65584. The RHNA allocates to cities 
and the unincorporated county their share of the region’s projected housing needs.  
 
Senate Bill 1000: Environmental Justice 
SB 1000 requires local governments to identify environmental justice communities or “disadvantaged 
communities” in their jurisdictions. If such communities are present within the local government’s 
jurisdiction, then environmental justice must be addressed in their general plan. According to 
Government Code §65302, for the purpose of SB 1000, “disadvantaged communities” refers to an area 
identified by the California Environmental Protection Agency (CalEPA) or a low-income area that is 
disproportionately affected by environmental pollution and other hazards that can lead to negative 
health effects, exposure, or environmental degradation. CalEPA identifies such communities based on 
socioeconomic, public health, and environmental hazard data, using the CalEnviroScreen tool. The 
Project site is located within an environmental justice community, as defined by CalEnviroScreen 4.0.  
 
“Low-income area” means an area with household incomes at or below 80 percent of the statewide 
median income or with household incomes at or below the threshold designated as low income by the 
Department of Housing and Community Development’s list of state income limits adopted pursuant to 
Section 50093 of the Health and Safety Code. 
 
Senate Bill 535: Greenhouse Gas Reduction Fund 
In recognition of the potential vulnerability of low-income and disadvantaged populations to efforts to 
reduce greenhouse gas emissions and to the impacts of climate change, SB 535 directs proceeds from 
the state’s Cap-and-Trade program towards disadvantaged communities. For the purpose of SB 535, 
CalEPA designates four categories of geographic areas as disadvantaged:  
 

1. Census tracts receiving the highest 25 percent of overall scores in CalEnviroScreen 4.0. 
 

2. Census tracts lacking overall scores in CalEnviroScreen 4.0 due to data gaps, but receiving the 
highest 5 percent of CalEnviroScreen 4.0 cumulative pollution burden scores. 

 
3. Census tracts identified in the 2017 DAC designation as disadvantaged, regardless of their 

scores in CalEnviroScreen 4.0. 
 

4. Lands under the control of federally recognized Tribes.  
 

The Project site is not within a disadvantaged community pursuant to SB 535. However, the adjacent 
land to the south is designated as a disadvantaged community.  
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Regional/Local 
 
SCAG Regional Transportation Plan / Sustainable Communities Strategy 
The 2020-2045 Regional Transportation Plan / Sustainable Communities Strategy (RTP/SCS), 
prepared by the Southern California Association of Governments (SCAG), is a long-range plan for 
achieving connected transportation projects and investments across the six-county region. The 
RTP/SCS includes a Demographics and Growth Forecast technical report, which projects employment, 
population, and household growth at the jurisdictional, county, and regional levels for the purpose of 
developing long-range regional land use and transportation planning strategies. The SCAG population, 
households, and employment projections for the unincorporated portion of Riverside County are shown 
in Table 2.13-1.  
 

Table 2.16-1 
SCAG Jurisdiction-Level Growth Forecast – Riverside County 

Jurisdiction Population Households Employment1 
2016 2045 2016 2045 2016 2045 

Unincorporated 370,500 525,600 113,600 180,900 76,100 139,600 
Source: Southern California Association of Governments RTP/SCS Demographics and Growth Forecast Technical 
Report (September 2020).  
1 Employment data represents the number of jobs in the unincorporated portion of the County.  

 
Riverside County General Plan 
The Riverside County General Plan outlines policy approaches to enhance community identity within 
the County of Riverside and strengthen quality of life at the community level. The General Plan’s 
jurisdiction covers nineteen Area Plans and all unincorporated communities. Policies in the Land Use, 
Housing and Healthy Communities Elements are relevant to population, housing, and environmental 
justice.  
 
Land Use 
 

LU 8.1  Accommodate the development of a balance of land uses that maintain and enhance 
Riverside County’s fiscal viability, economic diversity, and environmental integrity.  

 
LU 8.2  Promote and market the development of a variety of stable employment and business 

uses that provide a diversity of employment opportunities.  
 
Housing Element  
 

H 3.1  Encourage housing developers to produce affordable units by providing assistance and 
incentives for projects that include new affordable units available to lower-/moderate-
income households or special-needs housing. 

 
H 5.1 Facilitate the development of new employee or farmworker housing, including Palanco 

Parks.  
 
Healthy Communities Element 
 

HC 3.4 Provide for a range of housing options to accommodate a range of income levels and 
household types. 

 

HC 16.5 Evaluate the compatibility of unhealthy and polluting land uses being located near 
sensitive receptors including possible impacts on ingress, egress, and access routes. 
Similarly, encourage sensitive receptors, such as housing, schools, hospitals, clinics, 
and childcare facilities to be located away from uses that pose potential hazards to 
human health and safety. 

I I I 
I I I 
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HC 16.10 Plan for compact development projects in appropriate locations, including in existing 
communities and the clustering of affordable and mixed-income housing therein, that 
make the most efficient use of land and concentrate complementary uses close to transit 
or non-transit mobility options and advocate for expanded transit and non-transit mobility 
options to serve such areas. 

 
HC 16.16  Apply pollution control measures such as landscaping, vegetation, and green zones (in 

cooperation with the SCAQMD) and other materials, which trap particulate matter or 
control air pollution. 

 
HC 16.18 Promote new development that emphasizes job creation and reduction in vehicle miles 

traveled in job-poor areas and does not otherwise contribute to onsite emissions to 
improve air quality. 

 
HC 17.2 Orient buildings closer to streets or provide landscaped promenades that connect 

buildings to bus stops with routes that provide access to shopping centers, grocery 
stores, and areas where farmer's markets are held. 

 
HC 18.9  Encourage the location and design of new developments to visually enhance and not 

degrade the character of the surrounding area through consideration of the following 
concepts. 

 
HC 19.2  Develop of high-quality parks, green space, hiking trails, recreational facilities and 

natural environments in areas where such facilities are lacking. 
 
HC 19.6 Plan for a system of local trails that enhances recreational opportunities and connects 

with regional trails. 
 
HC 19.7 Incorporate open space, community greenbelt separators, and recreational amenities 

into development areas in order to enhance recreational opportunities and community 
aesthetics to improve the quality of life. 

 
HC 20.1 New development should provide for public services including but not limited to solar 

street lighting, shading structures at bus stops, other supporting infrastructure, and 
extension of trash and recyclables pickup routes. 

 
HC 20.2 New development should promote convenient internal pedestrian circulation among land 

uses (existing and proposed) within each neighborhood and connecting with existing 
adjacent developed areas and as applicable consistent with the Southern California 
Association of Governments Regional Transportation Plan/Sustainable Communities 
Strategy, and amendments thereto. 

 
Eastern Coachella Valley Area Plan 
The Eastern Coachella Valley Are Plan (ECVAP) is a subarea plan under the County of Riverside 
General Plan, which encompasses many unincorporated communities in the eastern Coachella Valley 
and elsewhere in the County. The ECVAP lays forth long-term visions, policy, and management 
regarding housing, population growth, conservation and open space resources, education, agriculture, 
intergovernmental cooperation, the local economy, and air quality.  
 
As shown in Table 2.16-2, buildout of the area plan over 20 years is expected to result in a total of 
119,304 dwelling units, 557,627 residents, and 146,360 jobs in the eastern Coachella Valley.  
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Table 2.16-2 

Eastern Coachella Valley Population at Buildout 
 Land Use1 Acreage Dwelling Units Population 

 
Agriculture 42,066 2,693 12,587 

Community Development 28,028 113,408 530,068 
Other 2 351,754 3,093 14,457 
Total 421,848 119,304 557,627 

Source: Eastern Coachella Valley Area Plan, Table 2: Statistical Summary of Eastern Coachella Area Plan 
1 Land Use Foundation Components 
2 Includes the Rural, Rural Community, and Open Space Foundation Components 

 
Under the Eastern Coachella Valley General Plan, the Project site is designated for agriculture on the 
Land Use Map. The Project is therefore subject to the following policy which is also pertinent to 
population and housing: 
 
Farm Worker Housing  
 
ECVAP 6.1  Allow farmworker housing that meets basic safety standards in agriculturally designated 

areas per the land use designations section of the General Plan Land Use Element, and 
the Five-Year Action Plan and Special Housing Need sections of the Housing Element.  

 
 

2.16.4 Environmental Setting 
 
Population 
The Eastern Coachella Valley is a historically rural and agricultural area in central Riverside County. 
Crops such as date palms, grapes, citrus, and seasonal row crops have contributed to the Eastern 
Coachella Valley’s status as one of the state’s most important areas for agricultural production.  
 
In addition to the City of Coachella, the Eastern Coachella Valley is comprised of several small 
unincorporated communities, including Thermal, Mecca, Vista Santa Rosa, and Oasis. The Augustine 
Band of Mission Indians, the Torres Martinez Desert Cahuilla Indians, the 29 Palms Band of Mission 
Indians, and the Cabazon Band of Mission Indians all have reservation lands within the Eastern 
Coachella Valley Area Plan (ECVAP) area.  
 
Prior to the adoption of the ECVAP, the area’s population had almost doubled over the previous 20 
years.1 The Population and Employment Forecasts technical appendix to the County General Plan 
includes population, housing, and employment forecasts for 2010, 2020, and 2035. The 2010 
projections were based on demographic and economic trends, as well as land use policies, provided in 
the plan. As shown in Table 2.16-3, the County anticipated that the population in the ECVAP would 
continue to growth at rapid pace, projected to more than double from 2010 to 2020, and again from 
2020 to 2035.  
 
 

 

 
1  County of Riverside General Plan, Eastern Coachella Valley Area Plan (Adopted December 2009, Revised 

September 2021), p.2.  
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Table 2.16-3 
Eastern Coachella Valley Population and Employment Forecasts 

Eastern 
Coachella 

Valley Area 
Plan 

Population Housing Units Employment 

2010 2020 2035 2010 2020 2035 2010 2020 2035 

Incorporated 42,500 76,500 135,00 9,300 19,010 36,542 6,351 12,700 30,400 
Unincorporated 32,454 89,606 206,313 7,363 22,971 55,286 6,878 15,849 35,577 

Total  74,954 166,106 341,313 16,663 41,981 91,828 13,229 28,549 65,977 
Source: Riverside County General Plan Appendix F-1 Population and Employment Forecasts 

 
As shown in the above table, this projected growth was expected to occur in both incorporated and 
unincorporated areas of the ECVAP.  
 
Counter to the County’s population projections, census data indicates that actual growth in the Project 
area has occurred significantly more slowly than anticipated in the General Plan. Table 2.16-4 shows 
the population change from 2010 to 2020 across multiple communities and cities in the eastern Valley.   
 

Table 2.16-4 
Eastern Coachella Valley 

2010 to 2020 Census - Population Change 

Community Total Population Change 2010 2020 
Thermal CDP 2,865 1,371 -52.1% 
Mecca CDP 8,577 8,219 -4.2% 
Oasis CDP 6,890 4,468 -35.2% 

Vista Santa Rosa CDP 2,926 2,607 -10.9% 
Coachella (City) 40,704 41,941 +3.0% 

Indio (City) 76,036 89,137 +17.2% 
La Quinta (City) 37,467 37,558 +0.24% 

Coachella Valley CCD1 180,693 190,541 +5.5% 
Source: U.S. Census Bureau, 2010 and 2020 Decennial Census.  
CDP = Census Designated Place 
CCD = Census County Division 
1 The Coachella Valley CCD covers a large area in the eastern Coachella Valley, from the southern boundary of 
Riverside County to north of the I-10, and including a portion of the cities of La Quinta and Coachella, all of Indio, as 
well as the Thermal, Mecca, Oasis, and Vista Santa Rosa CDPs.  

 
While the census reports population data using different geographic boundaries than the County, the 
population change shown in the above table indicates that growth is occurring significantly more slowly 
than projected in the General Plan. In fact, the four unincorporated communities (census designated 
places) all experienced decreases in population over the ten-year period. While the Coachella Valley 
CCD grew by 5.5% over the decade, this growth is likely attributable to population growth in the cities of 
Coachella, Indio, and/or La Quinta, which are all at least partially covered by the CCD boundaries. 
 
The Project site is within the boundaries of the Coachella Valley CCD; however, it is not located directly 
in any of the above cities or CDPs. Nonetheless, in contrast with the County’s growth projections in 
Table 2.16-3, the census data in Table 2.16-4, suggests that actual population growth in the area over 
the last decade has been significantly slower than anticipated.  
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Source: U.S. Census Bureau, 2006-2010 to 2017-2021 American Community Survey 5-Year Estimates.  
 
 
 

 
Source: U.S. Census Bureau, 2006-2010 to 2017-2021 American Community Survey 5-Year Estimates.  
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Population trends in the Coachella Valley CCD and communities surrounding the Project area are 
shown in greater detail in the graphs above. Figure 2.16-1 show the population estimates for each 
census area from the American Community Survey (ACS) 5-Year Estimates from 2010 to 2021. Figure 
2.16-2 shows the year-over-year percent change in the ACS population estimates for each community. 
Both the population estimates and year-over-year change for the Coachella Valley CCD, the 
encompassing area, indicates that change has been gradual, and that the population has declined 
slightly in recent years. Consistent with the 2010 and 2020 census data, these population estimates 
suggest that population growth in the eastern Coachella Valley has been substantially slower than 
projected in the County’s General Plan.   
 
Housing  
There were an estimated 70,384 occupied housing units in the Coachella Valley CCD in 2021.2 As 
shown in Table 2.16-5, the existing housing stock in eastern unincorporated areas of Riverside County 
is comprised of approximately 19,836 units. The table also shows that a significant portion, 
approximately 36.9%, of housing units in the area are used seasonally, mostly as vacation homes, but 
also for migrant workers.   
 

Table 2.16-5 
Housing Inventory by Tenure, 2018 

Planning Area Total 
Units 

Occupied Units Vacant Units 
Rental Owner For Rent For Sale Other1 

Eastern 
Unincorporated 19,836 5,186 14,640 370 586 7,310 

26.1% 73.8% 1.9% 3.0% 36.9% 
Source: Riverside County draft 6th Cycle Housing Element Update Housing Background Report, Table P-16. 
1 Includes seasonal, recreational, occasional use, for migrant workers and other vacant. 

 
According to the Housing Element Update Background Report, the vacancy rates in the eastern 
unincorporated portion of the County in 2018 were 1.9% for rental units, 3.0% for owner occupied units, 
and 36.9% for ‘other’ unit types,3 including seasonal, recreational, and occasional use, as well as 
migrant workforce housing.4 In its RHNA methodology, SCAG uses a healthy-market vacancy rate of 
5% for rental units and 1.5% for owner-occupied units, as determined by the California Department of 
Housing and Community Development (HCD).5  Based on these measures, the eastern unincorporated 
County has a healthy stock of owner-occupied housing available, but a substantial deficit in available 
rental housing.   
 
SCAG adopted the 6th Cycle Final Regional Housing Needs Assessment (RHNA) Plan for the 2021-
2029 planning period in March 2021. The RHNA is based on household income groupings over the 
eight-year planning period, relative to the county’s median income. The median income for a four-
person household in Riverside County is $60,250. The allocation for the unincorporated County of 
Riverside is a total of 40,647 housing units. Table 2.16-5 shows the housing allocation per income 
category for unincorporated Riverside County.  
 

 
2  U.S. Census Bureau, 2017-2021 American Community Survey 5-Year Estimates, 2021 Occupancy 

Characteristics, Coachella Valley CCD.  
3  The Housing Element Background Report notes that the high vacancy rate for ‘other’ housing types is due 

primarily to the large number of vacation homes in the area. 
4  Riverside County draft 6th Cycle Housing Element Update Housing Background Report, Table P-16.  
5  Southern California Association of Governments, Final RHNA Methodology (March 2020), 

https://scag.ca.gov/sites/main/files/file-attachments/scag-final-rhna-methodology-030520.pdf?1602189316 
(accessed September 2023).  
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Table 2.16-6 
Unincorporated Riverside County Housing Allocation 

Income Category Income Range 1 2021-2029 
RHNA 

Very-low income Up to 50% of median income $0 - $37,650 10,371 
Low income 51% to 80% of median income $37,651 – $60,250 6,627 

Moderate income 81% to 120% of median income $60,251 – $90,350 7,347 
Above-moderate income More than 120% of median income $90,351 or more 16,301 

Total 40,647 
Source: Southern California Association of Governments Sixth Cycle Final Regional Housing Needs Allocation Plan 
1 Based on a four-person household 

 
The US Department of Housing and Urban Development (HUD) defined housing affordability as the 
expenditure of no more than 30% of the household income on housing costs. If a household spends 
more than 50% of its income on housing it is considered a severe cost burden.6 Based on the income 
categories provided in the above table, affordable rent for a very-low income household would be 
approximately $941 per month or less, and affordable rent for a low income household would be $1,506 
or less.   
 
Employment 
According to 2021 American Community Survey 5-Year Estimates for the Coachella Valley CCD, of the 
population aged 16 years and older (147,365 people), an estimated 89,434 people were in the labor 
force in 2021 (60.7%).7 In 2018, the largest job sectors in Riverside County were educational and social 
services (19.2%), retail trade (11.6%), professional services (11.4%), and arts and entertainment 
(10.3%), according to the County Housing Element Background Report. Approximately 3.8%, or a total 
of 5,752 jobs, were farm jobs in the same year. In January 2020, the unemployment rate in the County 
was 4.2%, somewhat higher than the statewide average of 3.5%. 
 
Table 2.16-6 shows the distribution of households by income category in the unincorporated areas of 
eastern Riverside County, compared to the County as a whole. The largest income category in the 
eastern county is the extremely low category, which represents households making less than 30% of 
the county’s median household income.  
 

Table 2.16-7 
Households by Income Category 

Income Category 1 Eastern Unincorporated Riverside County Total 
Number Percentage Number Percentage 

Extremely Low 6,633 33.5% 135,700 18.7% 
Very low 2,514 12.7% 69,204 9.6% 

Low 3,494 17.7% 120,652 16.6% 
Moderate 3,181 16.1% 131,440 18.15 

Above moderate 3,956 20.2% 267,891 37.0% 
Total Households 19,778 100% 724,887 100% 

Source: Riverside County 6th Cycle Housing Element Update Background Report, Table P-13.  
1 Based on a four-person household. 
 

 
6  Riverside County draft 6th Cycle Housing Element Update Housing Background Report. 
7   U.S. Census Bureau, 2017-2021 American Community Survey 5-Year Estimates, Coachella Valley CCD.  
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Government Code §65890.1 states that land use patterns should be organized to balance the location 
of employment-generating uses with residential uses in order to minimize commuting distances. The 
balance of employment-generating and residential uses can be measured using the jobs-to-housing 
ratio. A jobs-to-housing ratio of 1.5:1 is considered balanced according to the Governor’s Office of 
Planning and Research (OPR).8 According to the Riverside County Housing Element Background 
Report, eastern unincorporated areas of the County had a jobs-to-housing ratio of 1.02:1 in 2018, which 
is below the county-wide ratio (1.55:1) and the target ratio according to OPR. Similarly, employment 
and household estimates for the Coachella Valley CCD from the American community Survey 2021 5-
year estimates show a jobs-household ratio of 1.125:1, which is still below the target ratio provided by 
OPR.9 
 
The low jobs-to-housing ratio in eastern unincorporated areas of Riverside County suggests that this 
region has unmet demand for job opportunities. Accordingly, communities in this region have an above 
average unemployment rate, as shown in Table 2.16-8.  
 

Table 2.16-8 
Unemployment Rate 2017-2022 

Year Mecca (CDP) Coachella (City) Riverside County 
2017 5.3% 12.3% 5.3% 
2018 4.8% 10.9% 4.4% 
2019 6.8% 10.2% 4.2% 
2020 15.6% 15.9% 10.1% 
2021 17.2% 13.2% 7.3% 
2022 10.2% 7.6% 4.1% 

Source: State Employment Development Department, Labor Force and Unemployment Rate for Cities and Census 
Designated Places, https://labormarketinfo.edd.ca.gov/data/labor-force-and-unemployment-for-cities-and-census-
areas.html#Data (Accessed May 2023).  

 
The above table shows the unemployment rates over a six-year period in Riverside County, Mecca, 
and Coachella. Mecca and Coachella are two closest communities with available data from the 
Employment Development Department. Both communities are within the eastern Coachella Valley, 
within 6 miles of the property, and thus are representative of the general employment trend in the area. 
As shown in Table 2.16-8, with a couple of exceptions, the two communities have consistently had a 
higher unemployment rate than the County average.  
 
 

2.16.5 Existing Conditions 
 
The entire 619.1± acre Project site is currently in active agriculture and inclusive of storage buildings, 
sheds and a well. There are currently no residential buildings on the property. The County General Plan 
Socioeconomic Buildout-out Assumptions and Methodology documents provides an agricultural 
employment factor of 0.05 employees per acre. Based on this factor and the size of the subject site, the 
existing on-site agricultural operation could employ approximately 31 people.  
 
  

 
8  State of California General Plan Guidelines prepared by the Governor’s Office of Planning and Research 

(2017).  
9  Based on 79,197 employed civilians aged 16 years and older, and 70,384 households. Source: U.S. Census 

Bureau, 2017-2021 American Community Survey 5-Year Estimates. 
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Environmental Justice 
Government Code §65040.12 defines environmental justice as “the fair treatment of people of all races, 
cultures, and incomes with respect to development, adoption, implementation, and enforcement of 
environmental laws, regulations, and policies.” California law recognizes that low-income communities 
and communities of color often bear a disproportionate burden of pollution and associated health risks. 
The state aims to reduce these inequities through environmental justice laws such as Senate Bill (SB) 
1000 and SB 535.  
 
SB 1000 requires local governments to identify environmental justice communities or “disadvantaged 
communities” in their jurisdictions, and, if any such communities present, address environmental justice 
in their general plan. CalEPA identifies environmental justice communities based on socioeconomic, 
public health, and environmental hazard data, using the CalEnviroScreen tool. As shown in Exhibit 
2.16-1, the census tract within which the Project site is located ranked in the 66th percentile overall 
according to the CalEnviroScreen 4.0 results. CalEnviroScreen calculates a community’s overall score 
based on two categories of indicators: population characteristics and pollution burden. The subject 
census tract is in the 75th percentile for population characteristics, and the 45th percentile for pollution 
burden. Rankings in the upper percentiles are worse than lower rankings. The Project area’s results for 
relevant indicators are as follows: 
 
Population Characteristics 

• Unemployment: 13% of working age adults in the Project area are unemployed, ranking the 
census tract in the 94th percentile statewide.  

• Poverty: 66% of people living in the Project area are living below twice the federal poverty level, 
ranking the census tract in the 96th percentile statewide.  

• Housing burden: Housing burdened households refer to those that are low income and paying 
more than 50% of their income to housing costs. 24% of people in the Project area are in low 
income, housing burdened households, ranking in the 77th percentile statewide.  

• Low education attainment: 49% of adults in the Project area have less than a high school 
education, ranking the census tract in the 96th percentile.  

 
Pollution Burden 

• Pesticide use: The Project census tract is ranked in the 95th percentile statewide for the 
presence of hazardous and volatile pesticides used for agriculture.   

• Impaired waters: The Project census tract is ranked in the 98th percentile statewide for the 
number of pollutants in nearby water bodies.  

• Drinking water contamination: The Project census tract ranks in the 67th percentile for the 
number of contaminants found in the drinking water.  

 
As shown in Exhibit 2.16-2, the Project site is located within the Thermal Oasis environmental justice 
community. As such, the proposed Project is subject to the environmental justice policies provided in 
the Healthy Communities Element of the General Plan. As summarized below in Section 2.16.6 and 
analyzed in greater detail in the Environmental Justice Form (Appendix I), the Project generally 
complies with the applicable environmental justice policies, and thus is not expected to adversely 
impact a disadvantaged community.  
 
SB 535 identifies disadvantaged communities eligible to receive funding from California’s Cap-and-
Trade program. The four categories of geographic areas which are defined as disadvantaged pursuant 
to SB 535 are defined above in Section 2.16-3, Regulatory Framework. A considerable amount of land 
in the vicinity of the Project site is designated as disadvantaged pursuant to SB 535, as shown in 
Exhibit 2.16-3, including the property immediately to the south of the subject site. However, the subject 
site is not within a disadvantaged community pursuant to SB 535.  
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2.16.6 Project Impacts 
 
Housing 
 
The following significance question is not discussed further in this section of the EIR because the Initial 
Study/Notice of Preparation determined that there would be no environmental impacts as a result of the 
proposed Project:  
 

a) Displace substantial numbers of existing people or housing, necessitating the 
construction of replacement housing elsewhere? 

 
There are currently no residential buildings or housing on the Project site.  Therefore, implementation of 
the proposed Project would not displace people or housing and would not require the construction of 
replacement housing.  No impact would occur.   
 

b) Create a demand for additional housing, particularly housing affordable to households 
earning 80% or less of the County’s median income?  

 
The Project proposes an equestrian-oriented mixed-use development. As shown in Table 2.16-9, it 
includes planning areas proposed for estate residential, medium density residential, and high density 
residential, as well as a commercial tourist area that will include resort condominiums. The PA-4 high-
density residential area will support equestrian center employees and will be comprised of up to 500 
units of workforce housing and up to 320 recreational vehicle (RV) spaces. 
 

Table 2.16-9 
Project Land Use Summary 

Planning 
Area Land Use Acres 

(Net) 
Residential 

Dwelling Units RV Spaces 
PA 1 Commercial Tourist 223.1   
PA 2 Estate Residential 194.3 132  
PA 3 Medium Density Residential 69.5 390  
PA 4 High Density Residential 41.1 500 320 
PA 5 Commercial Tourist 54.4 340  
PA 6 Commercial Retail 21.4   

Totals            603.8± 1,362 320 
 
The Project will contribute up to 1,362 residential units to the local housing stock. This represents 
almost 7 percent of the total existing housing stock in the eastern unincorporated portion of the County 
in 2018,10 or 1.9% of the occupied housing units in the Coachella Valley CCD in 2021.11  While the 
Project will result in a significant contribution to the local housing supply, the jobs created by the Project 
will also generate demand for housing, including housing affordable to households earning 80% of less 
of the County’s median income.  
 
The RHNA for Riverside County defines low- and very low-income households as those making 
$60,250 or less annually, or 80% or less of the County’s median income. The 2021-2029 Regional 
Housing Needs Allocation for Unincorporated Riverside County allocated 16,997 units of housing for 
very low- to low-income households. According to the Housing Element Background Report, the County 

 
10  Riverside County draft 6th Cycle Housing Element Update Housing Background Report, Table P-16. 
11  U.S. Census Bureau, 2017-2021 American Community Survey 5-Year Estimates, 2021 Occupancy 

Characteristics, Coachella Valley CCD. 
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plans to meet the RHNA using vacant land, specific plans, projected ADUs, and projected 
manufactured homes. The County’s land analysis found that these potential sites and sources of 
housing would be sufficient to accommodate the RHNA, including the allocation for low and very-low 
income households. The 619±-acre Project site is currently designated for agriculture according to the 
General Plan Foundation Element. No residential development on these lands was therefore accounted 
for in the calculation of available land for the RHNA/Housing Element, and as such, development of the 
Project would not adversely impact the inventory of land relied on by the County for meeting its RHNA 
allocations.   
 
The Project will create jobs resulting from the proposed equestrian center, hotel, and commercial uses. 
The Project proposes approximately 285,000 square feet of commercial uses, including the equestrian 
center, a hotel, and a commercial village. As shown in Table 2.16-10, these uses are estimated to 
generate approximately 1,325 part-time and full-time jobs.  
 

Table 2.16-10 
Estimated Project Employment 

Land Use Quantity Estimated Employees 
Commercial Retail 200,000 square feet 800 

Hotel 150 rooms 225 
Equestrian Center 223.1 acres 300 

Total 1,325 
Source: Thermal Ranch Specific Plan Vehicles Miles Traveled Analysis, prepared by Urban Crossroads, January 30, 
2023.  

 
The County General Plan Socioeconomic Buildout-out Assumptions and Methodology document 
provides an agricultural employment factor of 0.05 employees per acre. Based on the size of the 
subject site, it can be estimated that the existing agricultural operation could employ approximately 31 
people, of which the majority may be seasonal. The combined commercial, hotel, and equestrian center 
jobs created by the proposed Project could therefore contribute approximately 1,294 net employment 
opportunities to the local job market. Given that in 2021 there were an estimated 89,434 employed 
people in the Coachella Valley CCD, the jobs created by the Project would contribute approximately a 
1.45% increase in the local job market.12  
 
Equestrian Center Employees  
Of the 300± jobs to be generated by the equestrian center, approximately 80% would be seasonal in 
nature, active only during the October to April event season. It is expected that employees of the 
equestrian center would fall into roughly three wage ranges:13  

•  70% of employees would earn an average of $21/hr.  
•  25% of employees would earn an average of $30/hr., and  
•  5% of employees would earn an average of $50/hr.  
 
Some of these employees will require housing, including affordable housing. The proposed PA-4 
workforce housing would provide up to 500 units of workforce housing to accommodate the 
approximate 300 jobs generated by the equestrian center. 
 

 
12  U.S. Census Bureau, 2017-2021 American Community Survey 5-Year Estimates, Coachella Valley CCD, 

Employment status for population 16 years and over in 2021.  
13  Personal communication, Jeremy Smith, Managing Partner, Desert International Horse Show. March 30, 

2023.  
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Given the seasonal nature of the equestrian center jobs, the proposed workforce housing, of up to 500 
units, would be unoccupied during the May to September off-season. The Project proponent proposes 
to make at least some of these workforce housing units available for rent by farmworkers and others 
from May to September. 
 
In addition to staff employed by the equestrian center, individual equestrian competitors and exhibitors 
will have private staff working on-site during the competition season. In general, each competition horse 
will have one groom and one trainer responsible for its care. These private staff may stay in RVs in one 
of the 230 provided RV spaces on the Project site, or may find temporary accommodations elsewhere 
in the area. They will not contribute to the area’s permanent population and will not contribute to the 
demand for housing. 
 
Commercial and Hotel Employees  
As previously stated, at full buildout, the non-equestrian portions of the Project are projected to employ 
approximately 800 full-time and part-time staff for the proposed commercial uses, and approximately 
225 staff for the proposed hotel. Some of these jobs may be seasonal in nature, given that demand for 
staff may fluctuate with the additional business generated by visitors and area residents attending 
competitions at the equestrian center.  
 

The estimated 1,025 hotel and commercial staff could create a demand for additional housing, including 
housing affordable to households earning 80% of less of the County’s median income. According to the 
U.S. Bureau of Labor Statistics, the mean hourly wage for food preparation and serving related 
occupations in the Riverside-San Bernardino-Ontario Metropolitan Statistical Area is $16.81 as of May 
2022. Based on the same source, the mean hourly wage for sales and related occupations is $22.98.14 
Converted to annual salaries and compared to the County’s median income15, these wages would fall 
into the very-low income (up to 50% of median income or $0 - $37,650 per year) and low income (51% 
to 80% of median income or $37,651 - $60,250) categories.16  
 

For the reasons stated above, the jobs generated by the Project could create demand for housing, 
including affordable housing. The Project will provide up to 1,362 residential units, including attached 
and detached single family housing, as well as workforce cottages. While the proposed workforce 
housing is primarily intended for employees of the equestrian center, some of the units may be 
available for other employees of the Project. Moreover, as discussed below, it is likely that the majority 
of commercial retail, restaurant and hotel jobs generated by the Project would be filled by existing 
residents of the Coachella Valley that are already housed. As previously stated, eastern unincorporated 
areas of Riverside County have a below average jobs-to-housing ratio.  
 

According to the Riverside County Housing Element Background Report, eastern unincorporated 
portion County had a jobs-to-household ratio of 1.02:1 in 2018, and according to the American 
Community Survey, the Coachella Valley CCD had a jobs-to-households ration of 1.124:1 in 2021.17 
Both ratios representing the jobs-housing balance in the Project area fall below the county-wide ratio 
(1.55:1) and the target ratio according to the Office of Planning and Research (1.5:1). This indicates 
that there may currently be unmet demand for local jobs within the eastern unincorporated County. 

 
14  U.S. Bureau of Labor Statistics, Occupational Employment and Wages in Riverside-San Bernardino-Ontario 

– May 2022, 
https://www.bls.gov/regions/west/newsrelease/occupationalemploymentandwages_riverside.htm (accessed 
June 2023).  

15  Southern California Association of Governments Sixth Cycle Final Regional Housing Needs Allocation Plan. 
16  Based on a four-person household. Assumes full-time employment, $16.81 hourly = $34,964.80 salary; 

$22.98 hourly = $47,798.40 salary.  
17  U.S. Census Bureau, 2017-2021 American Community Survey 5-Year Estimates. 
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Furthermore, the nearby community of Mecca and the City of Coachella both had an unemployment 
rate above the County average for several years (10.2% and 7.6%, respectively; also see Table 2.16-
8). Based on these facts, it is likely that the eastern unincorporated county, including the area around 
the Project site, has latent demand for local employment opportunities. As such, it is probable that most 
of the jobs created by the Project would be filled by existing residents of the area, and thus would not 
generate substantial additional demand for housing.   
 

Conclusion 
Overall, the Project is not expected to generate a significant demand for housing. Workforce housing 
will be provided on the Project site to accommodate the estimated 300 employees of the equestrian 
center. While on-site housing will not be dedicated for the projected 1,025 staff of the proposed retail, 
restaurant, and hotel uses, it is expected that the majority of these positions will be filled by existing 
residents of the Coachella Valley. Some jobs may be filled by new residents of the area, but the 
associated demand for additional housing is not expected to be significant given the complimentary mix 
of uses within the Project and the existing jobs-to-housing ratio in the area.   
 

Furthermore, given that the Project will not impact lands identified by the County for meeting the RHNA 
obligations, the proposed development will not impede planned additions to the area’s housing stock. 
Given that the proposed development is expected to occur in phases over several years, it is expected 
that the market will respond to any demand for additional housing resulting from the Project.  
 

The Project would both contribute a substantial number of new housing units to the local housing 
supply ranging from workforce housing to estate homes. Nonetheless, the Project could contribute to 
demand for additional local housing as a result of the jobs created by commercial portions of the 
development. These effects on demand for local housing would, to some extent, off set each other. For 
the reasons explained above, impacts are therefore expected to be less than significant.  
 
 

c) Induce substantial unplanned population growth in an area, either directly (for example, 
by proposing new homes and businesses) or indirectly (for example, through extension 
of roads or other infrastructure)? 

 

The subject site is currently designated for “Agriculture” in the Foundation Element and the Eastern 
Coachella Valley Area Plan (ECVAP) of the General Plan. The western quarter of the Project site 
adjacent to Harrison Street is zoned as Controlled Development Area (W-2) and the remaining Project 
area is zoned as Heavy Agriculture. The Project proposes a Specific Plan, a General Plan Amendment, 
and a Change of Zone. These actions would result in the site being designated for the Community 
Development foundation component, and create specific Planning Areas designated for Low Density 
Residential, Medium Density Residential, High Density Residential, Commercial Tourist, and 
Commercial Retail development. Given that the Project proposes the development of new homes and 
businesses not accounted for in the General Plan, it may directly induce unplanned population growth.  
 

Housing 
The proposed Project will result in the development of up to 1,362 new dwelling units, including estate 
lots, attached and detached single family homes, high density workforce housing, and resort 
condominiums. The proposed 132 units of estate housing, 390 units of medium density residential, and 
340 units of resort condominiums could all induce population growth. Based on an average household 
size of approximately 2.7 persons,18 occupancy of the proposed 862 non-workforce residential units 
could directly generate population growth of 2,416 new residents, many of whom will be seasonal.  

 
18  Assuming that estate and medium density residential have occupancies of 3.0 persons per dwelling unit, 

and resort condos have occupancies of 2.5 persons per unit. Occupancy rates based on Thermal Ranch 
Specific Plan Vehicles Miles Traveled Analysis, prepared by Urban Crossroads, January 30, 2023. 
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Population growth generated by the proposed workforce housing (up to 500 units) is discussed below, 
in tandem with the population generated by employment opportunities.  
 
Jobs 
As shown in Table 2.16-10, the Project is estimated to generate approximately 1,325 jobs, including full 
time and part time employees of the proposed equestrian center, commercial uses, and hotel. As stated 
above, it can be estimated that the existing agricultural operation employs approximately 31 people, 
most of which are likely employed on a seasonal basis.19 The Project would therefore contribute 
approximately 1,294 net jobs to the area.  
 

If 100% of Project-related jobs were to be filled by new residents of the Coachella Valley, the Project 
could induce population growth of approximately 3,494 residents in the eastern Valley.20 However, as 
discussed above under significance threshold b), the Eastern Coachella Valley has a below average 
jobs-to-housing ratio and employment rate. This indicates that the Project area has latent and unmet 
demand for additional employment opportunities. It is therefore likely that most of the jobs generated by 
the Project would be filled by existing residents of the area. Based on the number of jobs and 
households reported for the eastern unincorporated portion of the County in 2018,21 an additional 9,579 
jobs would be required in the region in order to achieve a “balanced” jobs-to-housing ratio.22 The 
number of jobs generated by the Project would contribute to achieving this balance.  
 
Infrastructure 
The Project site is in an area undergoing a transition to suburban and resort uses; however, many 
properties in the area remain in agricultural use. With increasing development in the area, roadway and 
utility improvements and other infrastructure extensions have occurred and will be required of the 
proposed Project.  
 

Current General Plan roadway classifications call for Harrison Street and Avenue 62 to be 
“Expressways” (8-lane divided within a 220-foot right of way). Existing utilities include IID transmission 
and distribution lines, a 30-inch CVWD water main along the Project’s Harrison Street frontage, and a 
CVWD 42-inch gravity main in the Project’s Ave 62 frontage. CVWD’s drainage master plan calls for 
area-wide drainage facilities along the Ave 64 right of way. In sum, the Project site is already, and in the 
future will be, well served by public roadways and utility services. 
 

The Project will be required to construct half-street improvements along Avenue 62, Harrison Street, 
and Tyler Street. The Project does not plan to improve Avenue 64, which runs south of the site’s 
southern frontage and which is currently unimproved and encumbered with utility and drainage facilities 
and easements and separate ownerships. Planned improvement of the adjoining arterial roadways will 
be consistent with the planned improvements in the General Plan. No additional or unplanned rights of 
way or improvements are required due to construction of the proposed Project. Therefore, while these 
planned future roadway improvements could support additional urban development in the area, thereby 
inducing additional population growth, the growth would be consistent with the County’s long-range 
planning and can be well accommodated by planned General Plan roadways and other infrastructure, 
and thus would not be unplanned.  

 
19  Based on agricultural employment factor of 0.05 employees per acre, according to the County of Riverside 

General Plan Socioeconomic Build-out Assumptions and Methodology, p.4.  
20  Assuming an average of 2.7 persons per household, as provided in the Project-specific VMT analysis 

prepared by Urban Crossroads. 1,294 jobs x 2.7-person household size = 3,493.8 people.  
21  Based on 20,175 jobs and 19,836 households, according to the Riverside County draft 6th Cycle Housing 

Element Update Housing Background Report, Table P-8 Job-Household Ratios, Unincorporated Riverside 
County, 2010-2018.  

22  Based on the target ratio of 1.5:1 according to the State of California General Plan Guidelines prepared by 
the Governor’s Office of Planning and Research.  
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Minor water and sewer extensions will be required to extend service laterals from existing lines into the 
Project site from the adjacent rights-of-way. Two sewer lift stations are also proposed for installation on 
the southern portion of the subject site and would serve just the Project site. Therefore, these 
improvements would not be expected to substantially impact population growth.  
 
Existing electricity lines bound the subject site to the east, west, and south. The Project proposes the 
construction of an IID substation on the southeastern corner of the property. This substation will reduce 
line voltage and facilitate service to current and future IID customer needs, including those of the 
Project. Likewise, a natural gas line would also need to be extended into the property either from an 
existing line located approximately 3.5 miles to the west of the Project site or 4 miles northeast. These 
improvements could also facilitate future development in the area, thereby indirectly inducing 
population growth. However, these improvements are not expected to facilitate development in excess 
of the County’s long-range planning.  
 
Conclusion 
Overall, the housing, jobs, and infrastructure proposed by the Project could all induce population 
growth, directly and indirectly, to the Eastern Coachella Valley. Given that the subject site is designated 
and zoned for agricultural use, the proposed mixed-use development of the 619.1±-acre site was not 
planned for in the General Plan or ECVAP. Resulting population growth on the subject site is therefore 
considered unplanned. However, local demographic and socio-economic conditions, and the scale of 
existing and planned infrastructure adjacent to and in the vicinity of the subject site, indicates that the 
Project will have very limited growth-inducing effects. 
 
Furthermore, and discussed in the Environmental Setting section, the General Plan projected 
significantly more rapid growth between 2010 and 2020 than actually occurred in the Eastern Coachella 
Valley over this period. The ECVAP area was expected to experience a 121.6% increase in population 
over this ten-year period, while actual growth according to the census, albeit using somewhat different 
geographic boundaries, was approximately 5.5%.  
 
As such, while no population growth was planned for on the subject site, less growth has occurred in 
the wider planning area than anticipated in the General Plan and ECVAP. Therefore, while the Project 
will contribute to population growth both directly and indirectly, the impacts to population growth in the 
eastern Valley overall are not expected to substantially increase beyond what was planned, if at all. 
Overall, the Project will induce population growth, but the associated impacts are expected to be less 
than significant.  
 
Environmental Justice 
 
The current (2022) CEQA Guidelines do not provide specific significance or threshold questions that 
address environmental justice. CEQA does require that a project analyze whether sensitive receptors 
will be exposed to substantial pollutant concentrations.  This is addressed in Section 2.5.6 (Air Quality) 
and further below. As stated above, as a proposed development within an environmental justice 
community pursuant to SB 1000, the Project is subject to the environmental justice policies provided in 
the Healthy Communities Element of the Riverside County General Plan. The following discussion 
provides overview of how the Project design complies with the County’s environmental justice policies. 
 
Pollution Exposure:  
The proposed equestrian-oriented, mixed-use community does not propose unhealthy, polluting, or 
hazardous land uses, associated with significant negative impacts to nearby sensitive receptors. The 
proposed Project will be designed to minimize the emission of pollutants resulting from on-site land 
uses and related vehicle trips. The development is designed with an internal network of trails to 
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promote non-vehicle trips between planning areas. These trails will connect a range of housing types 
with commercial amenities and the equestrian center. Public sidewalks and bike paths will also be 
provided along the site’s perimeter arterial roadways and will provide enhanced connectivity to the 
regional trail network and surrounding communities. 
 
The commercial, hotel, and equestrian components of the proposed development are estimated to 
generate approximately 1,325 jobs. The provision of these jobs would help balance the deficit of 
approximately 9,579 jobs in the area, based on the current jobs-housing imbalance. Additional 
employment opportunities in this region would help reduce commute costs and lengths and associates 
VMTs and pollutant emissions. However, as noted in Sections 2.5 (Air Quality) and 2.19 
(Transportation and Traffic), the Project is also expected in the early years to exceed the County 
threshold for VMTs, and is also expected to exceed SCAQMD thresholds for daily carbon monoxide 
(CO) and reactive organic gases (ROG) emissions. These criteria pollutant emissions would primarily 
be associated with mobile sources, and therefore would not be expected to have any direct adverse 
effects on sensitive receptors on-site or in the Project vicinity.   
 
The proposed equestrian center will generate large quantities of manure. Manure is not considered a 
toxic or hazardous material; however, it can contain potentially harmful elements such as phosphorus, 
ammonia, bacteria, and viruses. As discussed in Section 2.11 (Hazards and Hazardous Materials), the 
Project will be required to implement proper manure management practices, which are expected to 
prevent adverse air emissions or contamination of water supplies. For example, liners will be installed 
in horse stalls in order to prevent any potential seepage of manure into the ground.  
 
Food Access:  
The Project proposes neighborhood commercial retail uses which would allow for the development of a 
variety of commercial services, including full-service grocery stores providing healthy and diverse food 
options, drug stores, restaurants and other commercial services. These commercial areas would also 
accommodate a local farms’ market. Amenity areas within residential portions of the Project would also 
allow for community gardens and potential edible landscaping instead of ornamental plants and 
grasses. Public open space including meandering sidewalks and bike paths will be included within the 
Project and along the public roads on the perimeter of the site, which will provide access to the on-site 
retail amenities.  
 
Safe and Sanitary Homes:  
The subject site is currently occupied by farmland. No residential buildings occur on the site, and no 
existing residents would be displaced by the proposed development.  
 
The proposed Specific Plan provides for the development of up to 500 units of workforce housing in a 
clean and well managed environment with on-site laundry and recreational amenities. The Specific Plan 
and TTMs are designed to ensure that the development does not degrade the character of the 
surrounding area and to provide proposed residential uses with adequate separation from roadways 
and equestrian back-of-house operations. The development will be subject to the California Building 
Code and Energy Code. Landscaping will comply with the County and CVWD water conservation 
standards. These standards and guidelines will ensure that all Project residential buildings are safe and 
sanitary.  
 
Physical Activity: 
A variety of pedestrian, bicycle and equestrian paths are planed throughout the Project. Public open 
space will be provided along the perimeter of the Project site, including meandering sidewalks and bike 
and pedestrian paths and will provide connection to the greater county-planned trails network in the 
area. As noted above, the workforce housing neighborhood will include on-site recreational amenities. 
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The equestrian center and on-site recreational amenities will provide opportunities for physical activity 
for residents of the development. The Project also calls for the incorporation of trees to shade paths 
and walkways, plazas, standing areas, and recreational spaces. In addition, shade structures will be 
provided over parking areas to provide for the opportunity to install solar roof systems. 
 
Public Facilities: 
The Project will be required to pay the County’s Development Impact Fees, will contribute to funding for 
public facilities such as fire stations, schools, and libraries. It will also construct or contribute to the 
construction of utility improvements, including an IID substation, water and sewer line extensions, and 
major roadway improvements as called for in the County General Plan. Consistent with the Southern 
California Association of Governments Regional Transportation Plan / Sustainable Communities 
Strategy, the Project will provide internal paths and trails connecting planning areas, as well as 
perimeter trails improving connectivity to surrounding communities and the regional trail network. Each 
planning area will have access to the public trails network.   
 

2.16.7 Mitigation Measures 
 
The Project is expected to have less than significant impacts to population and housing. The Project is 
note expected to adversely impact a disadvantaged community, including creating an exposure to a 
disproportionate burden of pollution or associated health risks. The Project will not result in the unfair 
treatment of people of any individual or group or special class with respect to the development, 
adoption, implementation, and enforcement of environmental laws, regulations, and policies. 
 
No mitigation is required.  
 

2.16.8 Significance After Mitigation 
 
No mitigation is required. Impacts would be less than significant.  
 

2.16.9 Cumulative Impacts 
 
Housing Supply 
The proposed Project will contribute up 1,362 new units to the local housing supply, including up to 500 
units of workforce housing. It will also generate approximately 1,325 new jobs in a jobs-poor area. 
Nonetheless, some of Project jobs may be filled by new residents requiring housing, including 
affordable housing. The Project could therefore contribute incrementally to demand for additional 
housing. However, because the Project will not impact the inventory of land planned for residential use 
by the County to meet its RHNA obligations, the proposed development is not impacting existing land 
assets expected to accommodate future growth. Additionally, given the phased buildout of the Project 
over multiple years, there will be ample time for the housing market to respond to any limited 
incremental increases in demand the Project might generate. Therefore, while the Project may 
contribute incrementally to local demand for affordable housing, this contribution would not be 
cumulatively considerable.  
 
Population Growth 
The housing, jobs, and infrastructure proposed by the Project, in combination with other future 
developments in the ECVAP area, would all contribute incrementally to population growth. Given that 
the Project site is designated and zoned for agriculture, the General Plan and ECVAP did not anticipate 
population growth associated with the subject site. However, as discussed above, population growth in 
the area since 2010 has been significantly slower (or negative) than anticipated by the County. 
Therefore, while the Project will contribute to cumulative population growth, impacts related to 
unplanned population growth would not be cumulatively considerable.   
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2.17  Public Services 
 

2.17.1 Introduction 
 
The following section describes the existing public services in the Project vicinity, including fire and police 
services, schools, parks and other public facilities, and analyzes the potential impacts associated with 
the proposed Thermal Ranch project. A variety of local and regional data and information, ranging from 
research and analysis conducted for the Project site, to regional planning and environmental documents, 
have been used in researching and analyzing the Project and its potential effects on public services. 
 

2.17.2 Thresholds of Significance 
 
Potential impacts to public services are analyzed using the thresholds of significance provided in 
Appendix G of the CEQA Guidelines. Appendix G uses the following questions to evaluate the Project’s 
potential impacts. 
 
Would the project: 
 

a)  Result in substantial adverse physical impacts associated with the provision of new or physically 
altered government facilities or the need for new or physically altered governmental facilities, the 
construction of which could cause significant environmental impacts, in order to maintain 
acceptable service ratios, response times or other performance objectives for any of the following 
public services: 

 
• Fire Services? 
• Sheriff Services? 
• Schools? 
• Libraries? 
• Health Services 

 
Potential impacts related to the use of existing neighborhood and regional parks is analysed in Chapter 
2.16 Recreational Resources along with an analysis of other recreational facilities.  
 

2.17.3 Regulatory Framework 
 
Federal 
 
There are no federal regulations governing public services that apply to the proposed Project.  
 
State 
 
Senate Bill 50 
Senate Bill 50 (SB 50 or the “Leroy Greene School Facilities Act”), enacted in 1998, represents the most 
significant school facility finance and developer fee reform legislation for school facilities construction and 
modernization since the adoption of the 1986 School Facilities Act. Section 65995 of the California 
Government Code establishes the statutory criteria for assessing construction fees. The legislation 
recognizes the need for fees to be adjusted periodically to keep pace with inflation; therefore, the State 
of California Department of General Services State Allocation Board increases the maximum fees 
according to the adjustment for inflation in the statewide cost index for Class B construction.  
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The payment of school mitigation impact fees authorized by SB 50 is deemed to provide full and complete 
mitigation of project impacts on school facilities pursuant to Section 65995 of the California Government 
Code. SB 50 provides that a State or local agency may not deny or refuse to approve the planning, use, 
or development of real property on the basis of a developer’s refusal to provide mitigation in amounts in 
excess of that established by SB 50. 
 
California Fire Code 
Title 24, Part 9 of the California Code of Regulations addresses fire prevention and safety through the 
provision of minimum fire safety requirements for new and existing buildings. The code establishes 
requirements for the design, installation, inspection, operation, testing, and maintenance of fire protection 
systems, as well as requirements to ensure adequate site access for fire protection services. 
 
Regional and Local 
 
Riverside County General Plan 
The County’s General Plan Land Use Element establishes policies and programs to ensure the continued 
provision of adequate infrastructure, public facilities and services as the population grows.  
 
Land Use Element 
 
LU 5.1 Ensure that development does not exceed the ability to adequately provide supporting 

infrastructure and services, such as libraires, recreational facilities, educational and day 
care centers, transportation systems, and fire/police/medical services.  

 
LU 5.2 Monitor the capacities of infrastructure and services in coordination with service providers, 

utilities, and outside agencies and jurisdictions to ensure that growth does not exceed 
acceptable levels of service.  

 
 

2.17.4 Environmental Setting 
 
Fire protection, first response, emergency medical services, and natural disaster preparedness services 
in unincorporated Riverside County are provided by the Riverside County Fire Department and CalFire, 
which the County contracts with to provide fire protection and rescue services. The Riverside County 
Sheriff’s Department provides police protection in unincorporated areas of the County and contract 
services to nearby cities. K-12 school services in Thermal and surrounding areas are provided by the 
Coachella Valley Unified School District. The Mecca Library and multiple branches of the Riverside 
County Library System are accessible to unincorporated areas of the eastern Coachella Valley. A range 
of hospitals and urgent care clinics are also available in the area.  
 

2.17.5 Existing Conditions 
 
The approximately 619.1-acre Project site is currently agricultural land and is in active cultivation. The 
property is located in the unincorporated community of Thermal, in Riverside County.  
 
Fire Services 
Fire protection services are provided to the Project area and the surrounding communities by the 
Riverside County Fire Department (RCFD) under a contract with CalFire. RCFD serves approximately 
1.6 million residents in an area of approximately 7,004 square miles. According to the Riverside County 
Fire Department Strategic Plan, the department supplements its staff of 175 employees through a 
contract with CalFire, which employees an additional 1,077 staff. The department also maintains a roster 
of approximately 700 volunteers. RCFD operates 93 fire stations. Stations in the Project vicinity include: 
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o Station 39 at 86911 58th Ave, Thermal: located approximately 3 miles northeast.  
o Station 40 at 91350 66th Ave, Mecca: located approximately 5.4 miles southeast.  
o Station 70 at 54001 Madison St, La Quinta: located approximately 5.7 miles northwest.  
o Station 79 at 1377 6th St, Coachella: located approximately 5.5 miles to the north. 

 
 
Sheriff Services 
The County Sheriff’s Department provides law enforcement and corrections services to the 
unincorporated areas and several incorporated jurisdictions in Riverside County, as well as certain Native 
American Tribes. The department also performs the functions of the County Coroner’s Office, being 
responsible for recovering deceased persons within the county and conducting autopsies. The 
department also provides services such as air support, special weapons teams for high-risk critical 
incidents, forensics services and crime laboratories, homicide investigations, and academy training to 
smaller law enforcement agencies within the county and in surrounding counties. 
 
The Sheriff’s Department employs more than 3,600 staff. The nearest Riverside County Sheriff’s Station 
is located at 86625 Airport Boulevard in Thermal, approximately 3 miles from the subject site. The City 
of La Quinta also contracts with the County Sheriff’s Department and provides mutual aid across the 
County Sheriff’s various clients in the Coachella Valley. The La Quinta station is located at 78-495 Calle 
Tampico, approximately 10 miles northwest of the subject property.  
 
Schools 
The subject property is located within the boundaries of the Coachella Valley Unified School District 
(CVUSD). The CVUSD has 14 elementary schools, 3 middle schools and 4 high schools, plus one adult 
school. Desert Mirage High School, Toro Canyon Middle School and Las Palmitas Elementary School 
are in the vicinity of the Project site, located approximately one-half mile south of the site at the northeast 
corner of Tyler Street and Avenue 66. 
 
Libraries 
The Riverside County Library System is comprised of 333,884 square feet of facilities distributed across 
35 libraries. The system includes a catalogue of 1.5 million items. In 2010, the library system reported 
681,117 registered borrowers.1 Three branches of the Riverside County Library System are located in 
the vicinity of the Project site.  
 
The Mecca Library is located at 91620 Ave 66, Mecca, approximately 5.5 miles east of the Project site. 
The Mecca Library offers a full range of information services and assistance, including children’s 
programs, literacy tutoring, English as a second language classes, and homework help. The library also 
provides internet access, as well as access to copy machines and word processing software. A variety 
of media options are available, including large print books, audio books, DVDs, music, newspapers and 
magazines. 
 
The Coachella Library is located at 1500 Sixth Street, Coachella, approximately 5 miles north of the 
subject property. The Coachella Library provides a number of services and resources to the local 
community such as lending books and DVDs, internet access, and community events.  
 
The La Quinta Library is located at 78-275 Calle Tampico, approximately 9 miles northwest of the subject 
property. As with other members of the Riverside County Library System, the La Quinta Library offers a 
variety of resources and services to residents across the system. 
 
 

 
1  GPA EIR No. 521 prepared by the County of Riverside, February 2015.  
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Health Services 
Local and regional medical facilities in the Project area include the John F. Kennedy (JFK) Memorial 
Hospital in Indio, Eisenhower Medical Center (EMC) in Rancho Mirage, and Desert Regional Medical 
Center in Palm Springs. JFK is located nearest to the subject property, at 47-111 Monroe Street, 
approximately 8 miles north of the proposed Project site. This facility contains 158 beds, offers a variety 
of inpatient and outpatient services, and includes a 24-hour emergency room. JFK provides a full range 
of medical services, including surgical, cardiology, gastrointestinal, diagnostic imaging, and outpatient 
rehabilitation. The hospital also provides obstetrics and houses an orthopedic/bone/joint institute.  
 
There are also a variety of urgent and immediate care clinics and other medical offices in the region. The 
Indio Family Care Center is located on 47-923 Oasis Street. Services include primary care, family 
planning, prenatal care, childcare and nutrition. Although all emergency services are not offered at this 
clinic, walk-in patients are welcome and will be referred to an emergency facility as needed. 
 
Mecca Health Clinic is located at 91275 Ave 66, Mecca, approximately 5.25 miles east of the subject 
property. Mecca Health Clinic is operated by Innercare, a private, non-profit organization providing an 
array of comprehensive primary care services to residents throughout Imperial and Riverside Counties.  
 
 

2.17.6 Project Impacts 
 
The Project proposes the development of the approximately 619.1-acre site into a master-planned mixed-
use community centered around an equestrian event center. Table 2.17-1 shows the quantity of building 
areas and estimate population and employees that would result from the development.  
 

Table 2.17-1 Project Land Use, Population, and Employment Estimates 
Land Use Quantity Estimated Population or 

Employees 
Residential 1,362 dwelling units 2,416 residents1 

Commercial Retail 200,000 square feet 800 employees 
Hotel 150 rooms 225 employees 

Equestrian Center2  223.1 acres 300 employees 
Source: Thermal Ranch Specific Plan Vehicle Miles Traveled (VMT) Analysis, prepared by Urban Crossroads 
(January 2023).  
1Assuming that estate and medium density residential have occupancies of 3.0 persons per dwelling unit, and resort 
condos have occupancies of 2.5 persons per unit, per the VMT Analysis cited above. The total of 2,416 residents 
accounts for the number of residents estimated to reside in 132 units of estate housing, 390 units of single family 
attached/detached housing, and 340 resort condominiums. The proposed 500 units of workforce housing are 
expected to be occupied by single employees of the equestrian center, and are counted in this table as employees, 
not residents.  
2 Includes 10,000 square feet of office space and 75,000 square feet of commercial retail.  

 
a)  Would the project result in substantial adverse physical impacts associated with the 

provision of new or physically altered governmental facilities, need for new or physically 
altered governmental facilities, the construction of which could cause significant 
environmental impacts, in order to maintain acceptable service ratios, response times or 
other performance objectives for any of the public services: 

 
• Fire Services? 
• Sheriff Services? 
• Schools? 
• Libraries? 
• Health Services 
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Fire Services 
The Riverside County Fire Department provides fire protection services to the Project area. Development 
of the proposed Project would impact fire services by increasing demand on existing fire protection 
resources as a result of an increase in residents, businesses and employees, guests, and additional 
structures in the fire department’s service area.  
 
As shown in Table 2.17-1 above, buildout of the proposed Project could result in up to 1,362 dwelling 
units, 200,000 square feet of commercial retail space, a 150-room hotel, and a 223.1-acre equestrian 
center2. Buildout of these land uses could result in approximately 2,416 residents and approximately 
1,325 employees on the subject site. Given that the existing agricultural use of the land may have 
employed approximately 31 people on-site,3 the proposed Project represents a considerable increase in 
buildings and people on the site potentially requiring fire protection. While the increase in buildings and 
people on the subject site could increase demand on the fire department, development will be subject to 
the latest building and fire codes, which may serve to minimize Project-related demand for fire protection 
services. In addition, the Project will be responsible for the payment of development impact fees (DIF) 
for fire protection that will help offset potential impacts. According to County Ordinance No.659.13, which 
establishes the County’s current DIF program, new development in the ECVAP area is required to pay 
$1,248 per dwelling unit and $14,722 per acre of commercial development for fire protection. In addition, 
the Project would contribute to the County’s tax revenues, some of which could be allocated towards the 
RCFD’s budget. According to the Fiscal Impact Analysis completed for the Project, at buildout the Project 
is anticipated to generate approximately $600,000 annually to the County’s Fire Fund, which exceeds 
the Project’s estimated additional costs for fire services of approximately $485,000 annually.   
 
Development on the subject site will be required to comply with standard design and building measures 
to minimize demand for fire protection. In compliance with the county and state fire code as well as 
applicable building codes, development must include sprinklers, fire hydrants, and sufficient emergency 
vehicle access. Prior to the issuance of development permits, the Riverside County Fire Marshall will 
review Project plans to ensure that they comply with the RCFD’s design and safety standards.  
 
The Project is approximately three miles from RCFD Station 39, and is less than six miles from Stations 
40, 70, and 79 with good accessibility. The Project site is located within 3 miles of a fire station that is 
expected to meet the target response time set forth in the General Plan, and slightly exceeds the 2 mile/4 
minute standard cited by Riverside County Fire Department staff. 
 
The Project will be required to fund its fair-share of additional fire protection facilities through payment of 
the applicable DIF, which will provide funding for new fire stations, expansion of existing fire stations, 
and/or additional fire response equipment to ensure that acceptable service ratios and response times 
are maintained. The Project’s funding of additional fire services and facilities may also include 
participation in a Communities Facilities District, Enhanced Infrastructure Finance District, or similar 
funding mechanisms. Overall, the Project would not result in substantial adverse physical impacts 
associated with the provision of fire services because the Project will be required to fund its fair share of 
additional fire protection facilities. Accordingly, impacts to fire protection services would be less than 
significant.  
 

 
2  The proposed equestrian center will include up to 75,000 square feet of commercial space an 10,000 square 

feet of office space.  
3  Based on an agricultural employment factor of 0.05 employees per acre according to the Riverside County 

General Plan Socioeconomic Buildout Assumptions and Methodology document, the 619.1±-acre site is 
estimated to have employed approximately 31 staff.  
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Sheriff Services 
The County Sheriff’s Department utilizes a patrol beat system to patrol prescribed geographic areas 
which allows patrolling officers to respond immediately to a call for service. Response times are a function 
of distance between the responding officer and the location of the call for service and are also prioritized 
based on incident urgency; therefore, response times can vary. According to the County’s General Plan 
EIR (2015), Riverside County shall meet and maintain a goal of 1.5 sworn officers per 1,000 population, 
as recommended by the International City Managers' Association. 
 
The proposed Project will include a variety of uses, some of which may choose to have their own private 
security. The provision of private security may serve to reduce the Project’s demand on the services of 
the Sheriff’s Department; however, the following analysis conservatively assumes there will be no 
reduction in demand for services as a result of any private security. Buildout of the proposed land uses 
could result in approximately 2,416 residents on the subject site. Based on the County’s service standard 
of 1.5 offices per 1,000 residents, the Project could require three to four additional sworn officers. While 
the Project would not directly necessitate new facilities for the County Sheriff’s Department, the additional 
sworn offices and supporting staff and supervisors may contribute to additional demand for expanded 
facilities.  
 
The County charges development impact fees to offset the costs of new criminal justice public facilities. 
In areas covered by the Eastern Coachella Valley Area Plan, including the Project site, these fees are 
$1,269 per single family residential dwelling unit and $3,798 per acre of commercial development. The 
proposed development would also contribute to the County’s tax revenues, including via the public safety 
sales tax (Prop. 172), which could be allocated towards increases in the Sheriff’s Department budget. 
 
Overall, the Project is not expected to directly require the provision of new or physically altered 
governmental facilities, and thus is not expected to result in substantial adverse physical impacts 
associated with new or expanded facilities. However, the additional staff needed to maintain the County’s 
target officers per capita service ratio may require additional staff and vehicles. This potential impact 
would be mitigated by future project tax revenues that flow to the County and the possible payment of 
fees if there is a future need for expanded facilities. Impacts will be less than significant.  
 
Schools 
The Project proposes up to 1,362 dwelling units, however, many of these units are expected to be 
occupied on a seasonal basis and this proposed workforce housing is not expected to be a source of 
“household formation” or student generation. Only the estate housing, medium density housing, and 
resort condominiums offered on-site would likely result in the formation of permanent households. The 
Project is therefore estimated to create 862 households (up to 132 units of estate residential, up to 390 
units of medium density residential, up to 340 resort condominium units). Using the student generation 
rates provided by the CVUSD, Table 2.17-2 shows the estimated number of students to be generated by 
buildout of the Project. 
 

Table 2.17-2 
Project Projected Student Generation at Buildout 

School Level Generation Factor per 
Dwelling Unit 

Student Generation at 
Project Buildout 

Elementary School (Grades K-6) 0.2942 254 
Middle School (Grades 7-8) 0.0849 73 
High School (Grades 9-12) 0.1742 150 

Total 0.5533 477 
Source: “Fee Justification Study for New Residential and Commercial/Industrial Development” prepared by Coachella 
Valley Unified School District, November 2022.  
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As shown in the table above, the buildout of the Project could generate approximately 477 students from 
kindergarten to grade 12. Based on growth forecasts provided by SCAG, CVUSD is planning for a 79.63% 
increase in the number of dwelling units within its jurisdiction from 2022 to 2045. Excluding new 
developments for which mitigation has already been arranged with the District, the District is expecting 
the construction of an additional 16,360 dwelling units, or 9,052 new students, by 2045.  
 
Pursuant to SB 50, school districts can collect school impact fees as new development occurs. These 
fees serve to fund additional school facilities and resources. CVUSD charges a fee of $4.79 per square 
foot of new residential development and $0.78 per square foot of new commercial development. The Fee 
Justification Study prepared by CVUSD in November 2022 determined that these fees would not cover 
the cost of providing adequate school facilities required to accommodate the full 2045 growth forecast.4  
 
The 477 students estimated to be generated by the proposed Projects would represent approximately 
5.3% of the growth anticipated by the District. Therefore, while the total growth forecast analyzed in the 
CVUSD Fee Justification Study exceeds the funding currently available to the District, the number of 
students generated by the Project represents only a small portion of that growth.  
 
As part of its Fee Justification Study, CVUSD conducted a capacity analysis based on student enrollment 
in the fall of 2022. The analysis found a surplus in capacity of 4,507 students, including 3,445 elementary 
school, 296 middle school, and 766 high school students. Based on the surplus in capacity in the 
2022/2023 school year, the District would be able to accommodate the students generated by the 
proposed Project. While CVUSD may need to increase fees or find additional funding sources as 
population growth occurs within the District’s boundaries, given the existing capacity and the fact that 
CVUSD would not be required to construct or alter facilities to accommodate the Project, resulting 
environmental impacts are considered less than significant, with payment of applicable school fees. 
Under Government Code §65996, payment of statutory school fees is deemed to mitigate a project’s 
impacts on the need to construct additional school facilities. In addition, the Project is not expected to 
have any other significant adverse effects on schools in the area.  
 
Libraries 
Demand for library services has changed over the years with online access to a wide range of library, 
research, and media resources. Nonetheless, libraries continue to play an important community role, 
including serving as a venue for community events and activities. The subject property is within 5± miles 
of the Coachella and Mecca Libraries, both of which are part of the Riverside County Library System. 
The Project site is also 9± miles southwest of the La Quinta Library. 
 
As stated in the EIR for the Riverside County General Plan (2015), the American Library Association 
suggests that an appropriate service level for library facilities and catalogues should be at a rate of 0.5 
square foot of library space and 2.5 volumes per capita. The County’s General Plan EIR calculated the 
library’s service level based on per capita service for the number of registered borrowings in the system, 
not the total population of the County. Given the 2010 count of 681,117 registered borrowers, the 
Riverside County Library System provides approximately 0.49 square feet of facilities space and 
approximately 1.9 volumes per borrower. 
 
In 2010, the County’s population was approximately 2,202,000 residents. The number of registered 
library borrowers (681,117) of the Riverside County Library System in that year represents approximately 
31% of the County’s population. Using this proportion to estimate the number of Project residents that 
would be registered borrowers of the library, the proposed development could contribute an additional 
749 borrowers to the system.5  

 
4  “Fee Justification Study for New Residential and Commercial/Industrial Development” prepared by 

Coachella Valley Unified School District, November 2022. 
5  2,416 Project residents x 0.31 = 748.96 borrowers. 
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While this increase in registered borrowers may justify expanded library facilities, the decreased demand 
on library services that has resulted from the availability of internet research may offset the demands of 
additional borrowers, and in any event, the additional borrowers expected from the Project will not require 
the construction of additional facilities. However, when considered in combination with other planned 
future growth, the Project may contribute to a significant cumulative impact, as discussed further below.  
 
Health Services 
The Project site is located approximately 8 miles south of the John F. Kennedy (JFK) Memorial Hospital 
in Indio. It is also located within about five miles of a full-service medical clinic in the community of Mecca. 
According to the EIR for the County General Plan, the demand generation factor for hospital beds is 1.9 
beds per 1,000 population. Based on a Project buildout population of approximately 2,416 people, the 
proposed development could generate demand for five additional hospital beds at local medical facilities.6  
 
EIR No.521 for the 2015 County General Plan provided mitigation measures (Measure 4.15.7A and 
4.15.7B) requiring the County to conduct period medical needs assessments to evaluate the demand 
and level of service being provided, and to fund new or expanded medical facilities based on the results 
of the assessment. These measures would ensure that any unmet demand on medical facilities induced 
by the Project could be identified and addressed.    
 
Overall, the Project is in proximity to existing medical facilities, and the County will conduct periodic 
medical needs assessments to ensure that demand is being met. Impacts will be less than significant.  
 
CVWD Middleton Reservoir 7802-1 Site  
The CVWD has indicated that the Project will be required to provide 5-milllion-gallons of off-site storage 
at CVWD’s Middleton Reservoir site located 2.4± miles south of the Project site. The reservoir site has 
been partially improved for multiple tanks with one 2.5 mg tank having been built to date. The addition of 
the subject 5mg tank will have no adverse impact on public services analysed in this discussion. 
 
 

2.17.7 Mitigation Measures  
 
Impacts will be less than significant. No mitigation measures are required.  
 
 

2.17.8 Significance After Mitigation 
 
The proposed Project will not result in any significant impacts to public services.  
 
 

2.17.9 Cumulative Impacts 
 
The Project will contribute an incremental increase in demand for the public services described above.  
When considered in combination with other planned future growth in the area could have potentially 
significant cumulative impacts, as discussed below. 
 
Fire Protection 
The Project site is outside an adequate response time of the RCFD and could increase requests for 
service in the area. This incremental increase in demand on the fire protection services could, in 
conjunction with other development in the area, result in impacts to the ability of the RCFD to provide an 
adequate level of service. However, both the Project and other future development would be subject to 
the County’s DIF for fire protection to offset increased demand.  

 
6  (2,416 residents / 1,000) x1.9 hospital bed demand generation factor = 4.59 
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In addition, the Project will also be subject to any other applicable fire services funding mechanisms 
adopted by the County and applicable to new development in the area, which could include, but may not 
be limited to, allocating funds for a new fire station, remodeling or expanding existing fire stations, 
providing necessary fire response equipment, or contributing additional funds through a Community 
Facilities District (CFD) or a similar funding mechanism.  Finally, the Project will help facilitate the tax 
increment financing of fire facilities and other public infrastructure and facilities in the area through the 
County’s adopted Enhanced Infrastructure Financing District for the Thermal/Oasis area, which further 
ensures that the Project will not contribute to a significant cumulative impact regarding fire services.   
 
Police Protection 
Increases in population resulting from the Project and other new development would also cumulatively 
increase demand on the Riverside County Sheriff’s Department. Incremental increases in the number of 
personnel could eventually necessitate additional facilities. The Project and other future development 
would contribute to the County’s tax revenues, which could be allocated to offset incremental increases 
in the Sheriff’s Department budget if additional staff and/or facilities are needed. If additional or expanded 
facilities were to be required, environmental impacts of these facilities would be assessed on a project-
specific basis. This would ensure that the Project will have a less than cumulatively considerable impact 
on police protection. 
 
Schools 
The Project, combined with future residential development in the area, would cumulatively increase 
demand on existing school facilities and resources in the CVUSD. If this cumulative growth were to reach 
the growth forecasted by SCAG, then, as demonstrated in CVUSD’s Fee Justification Study7, the existing 
fee structure would not provide sufficient funding for the school district to accommodate the new students 
generated by this growth. However, as noted above, the CVUSD currently has a surplus in capacity of 
4,507 students, including 3,445 elementary school, 296 middle school, and 766 high school students.  
 
Nonetheless, as growth incrementally occurs, CVUSD is expected to prepare updated Fee Justification 
Studies and raise fees or identify additional sources of funding, as needed. The proposed Project will pay 
the existing school impact fees, as will all future development in the Project area. Likewise, given that full 
buildout of the Project is expected by in 2032, later stages of the proposed development may be required 
to pay higher DIF fees, as revised by CVUSD. In summary, the District currently has a capacity surplus 
but while the Project will have incremental impacts, these impacts will be offset by DIFs, and impacts will 
not be cumulatively considerable.   
 
Libraries 
While the Project site currently has access to three libraries in relative proximity, future development in 
the eastern Coachella Valley could increase the demand on library facilities and resources. However, 
both the Project and other future development will be required to pay into the DIF for libraries, which 
would help to offset the impacts of cumulative growth. Moreover, the widespread availability of the internet 
has reduced the dependance on physical library facilities.  
 
According to Ordinance No.659, the County charges a DIF of $179 per single family residential dwelling 
unit for library construction, and $57 per single family dwelling unit for library books and media. The fees 
collected from the development of the proposed Project would thus help to offset any increased demand 
on the existing facilities as a result of population growth. Impacts related to the provision of libraries 
services are therefore less than significant with payment of mandated impact fees.    
 

 
7  Fee Justification Study for New Residential and Commercial/Industrial Development, prepared by the 

Coachella Valley Unified School District. November 2022. Fees are levied for a variety of land uses, including 
$ 4.70 per square foot of new residential and $ 48.88 per square foot of commercial retail center space. 
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Therefore, the Project’s contribution to cumulative demand would be incremental, and impacts would not 
be cumulatively considerable.  
 
Health Services 
The proposed Project, in combination with other future development, would incrementally increase the 
need for additional hospital beds in the area. As stated in Section 2.17.6, the County is committed to 
conducting period medical needs assessments to evaluate the demand and level of service being 
provided, and to fund new or expanded medical facilities based on the results of the assessment. The 
Project and other future development would contribute to the County’s tax revenues, which would help 
to offset the cost of new medical facilities as needed. If additional or expanded facilities were to be 
required, environmental impacts would be assessed on a project-specific basis. This would ensure that 
the Project will have a less than cumulatively considerable impact on health services.  



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Section 2 Environmental Impacts and Mitigation Measures 
 

 
Riverside County 2.18-1 Thermal Ranch Specific Plan EIR 

2.18 Recreational Resources 
 

2.18.1 Introduction 
 

This section of the EIR describes and evaluates the potential impacts of the proposed Thermal Ranch 
Project to existing and future parks and recreation facilities. The potential for adverse impacts to 
recreational facilities were evaluated based on existing and proposed facilities, as well as projected 
demand for recreational parks and facilities in the eastern Coachella Valley.  
 

2.18.2 Thresholds of Significance 
 
The thresholds of significance analyzed herein have been taken from Appendix G of the State CEQA 
Guidelines. For purposes of this EIR, the proposed Project would have a significant effect on recreational 
resources if it were to: 
 
Parks and Recreation 

a) Include recreational facilities or require the construction or expansion of recreational facilities 
which might have an adverse physical effect on the environment? 

b) Increase the use of existing neighborhood or regional parks or other recreational facilities such 
that substantial physical deterioration of the facility would occur or be accelerated? 

c) Be located within a Community Service Area (CSA) or recreation and park district with a 
Community Parks and Recreation Plan (Quimby fees)? 

 

Recreational Trails 
a) Include the construction or expansion of a trail system? 

 
 

2.18.3 Regulatory Framework 
 
Federal 
 

There are no federal regulations applicable to the proposed Project regarding parks and recreational 
facilities. 
 
State 
 

Quimby Act 
Known as the Quimby Act, California Government Code 66477 gives cities and counties the ability to 
adopt an ordinance that requires the dedication of land, the payment of fees in lieu, or a combination of 
both, for park and recreational purposes as a condition of approval of a subdivision. This legislation also 
establishes a minimum parkland dedication of 3 acres of parkland per 1,000 residents for new subdivision 
development unless the amount of existing parkland in the neighborhood already exceeds that quantity.  
 
California Government Code Sections 66000 – 66003 
These sections of the Government Code establish the ability for local agencies to charge fees for 
development projects. Local agencies may levy fees to offset cost of development impacts towards 
facilities or improvements including, per Section 66002 (c)(7), parks and recreation facilities. 
 
Regional and Local 
 

Riverside County General Plan  
The Circulation Element of the Riverside County General Plan provides policies guiding the buildout of 
an accessible and well-connected network of non-motorized transportation and multipurpose recreation 
trails. The Healthy Communities Element provides policies related to land use and community design, 
transportation, parks trails and open space, as well as schools, recreational centers, and daycare centers. 
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These policies provide a framework for building communities that promote public and environmental 
health in the County. The following policies from these two elements pertaining to parks and recreation 
are applicable to the proposed Project:  
 
Circulation Element 
 
C 16.1 Implement the Riverside County trail system as depicted in the Bikeways and Trails Plan, 

Figure C-6.  
 
C 16.4 Require that all development proposals along a planned trail or trails provide access to, 

dedicate trails easements or right-of-way, and construct their fair share portion of the trails 
system. Evaluate the locations of existing and proposed trails within and adjacent to each 
development proposal and ensure that the appropriate easements are established to 
preserve planned trail alignments and trail heads.  
a. Require that all specific plans and other large-scale development proposals include 

trail networks as part of the circulation systems.  
 
Healthy Communities Element 
 
HC 2.2  Promote increased physical activity, reduced driving and increased walking, cycling and 

public transit by:  
a. Requiring where appropriate the development of compact development patterns that 

are pedestrian and bicycle friendly.  
b. Increasing opportunities for active transportation (walking and biking) and transit use.  

 
HC 6.4 Ensure that regional trail plans are implemented at the Area Plan and Specific Plan level.  
 
HC 9.1 Coordinate the development of complete neighborhoods that provide for the basic needs 

of daily life and for the health, safety, and welfare of residents.  
 
HC 9.3  Require safe and appealing recreational opportunities.  
 
HC 9.5 Where appropriate, require neighborhood retail, service, and public facilities within walking 

distance of residential areas.  
 
HC 10.2 Increase access to open space resources by:  

d. Requiring that development of parks, trails, and open space facilities occur 
concurrently with other area development.  

 
Multipurpose Open Space Element 
 
OS 20.5  Require that development of recreation facilities occurs concurrent with other development 

in an area.  
 
OS 20.6  Require new development to provide implementation strategies for the funding of both 

active and passive parks and recreational sites. 
 
Eastern Coachella Valley Area Plan 
The Eastern Coachella Valley Area Plan (ECVAP) implements policies specific to the Eastern Coachella 
Valley region of Riverside County. It includes the following policy regarding recreational trail systems:  
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ECVAP 14.1 Implement the Trails and Bikeway System, Figure 9, as discussed in the Non-motorized 
Transportation section of the General Plan Circulation Element. 

 
2.18.4 Environmental Setting 

 
Parks and recreational facilities provide residents, visitors and the community with both active and 
passive health and recreational benefits. The Coachella Valley and the broader region provides rich parks 
and recreational resources such as the Santa Rosa and San Jacinto Mountains (SRSJM) National 
Monument, Joshua Tree National Park, Mount San Jacinto State Park, and the Indian Canyons south of 
Palm Springs managed by the Agua Caliente Band of Cahuilla Indians. Each city in the Coachella Valley 
has its own parks and recreation facilities. Generally, parks are classified based on their sizes, as 
discussed below.  
 
Desert Recreation District 
The subject property is located within the 1,800 square mile service area of the Desert Recreation District 
(DRD), which has been providing recreational services to residents and visitors in the Greater Coachella 
Valley for more than 70 years. The District’s service area encompasses numerous cities in the Coachella 
Valley, as well as unincorporated communities such as Thermal, Mecca, Oasis, Vista Santa Rosa, and 
North Shore. The District provides barrier-free, safe services to unincorporated areas of the Coachella 
Valley and municipalities. It is the largest park and recreation district in California, and manages, 
maintains and assists in maintaining more than 30 parks and recreation facilities.  
 
The District creates and delivers quality programs, services, and classes, and facilitates leisure 
opportunities through partnerships with private and public agencies and other entities. DRD facilities in 
the Project vicinity include the Bagdouma Park Community Center in Coachella, the Mecca Community 
Center and Pool at 65-250 Cahuilla Street in Mecca, and the Indio Community Center located at 45-871 
Clinton Street in Indio. In May 2021, the County approved and adopted the Desert Recreation District’s 
2020 Master Plan. 
 
Quimby Fee 
In accordance with the Quimby Act, Riverside County Ordinance No.460 and 671 of the County Code 
requires for subdivision projects to provide for the dedication of land or the payment of in lieu fees at a 
rate of three acres for every one thousand residents residing within the county or, if the amount of existing 
neighborhood and community park area exceeds that limit, up to five acres per thousand residents.  
 
The Project proposes the provision of five acres of public parkland for each one-thousand residents of 
the Specific Plan, or a payment of an in-lieu fee, or a combination of both.  
 
 

2.18.5 Existing Conditions 
 
The subject property is located in a rural but urbanizing portion of eastern Coachella Valley. Local, 
regional, state and federal park and open space lands are located in and near the Coachella valley and 
Project vicinity. These include the SRSJM National Monument located 2.25± miles to the west, the park 
and open space and recreational resources at Lake Cahuilla Veterans County Park and the Salton Sea 
State Recreation Area. 
 
Lake Cahuilla Veterans County Park 
Lake Cahuilla Veterans Regional Park encompasses 710 acres with expansive lawns and picturesque 
mountain views, situated at the base of the Santa Rosa Mountains 5 miles west of the subject property. 
With 96 individual and group campsites, Lake Cahuilla is an easily accessible destination for the many 
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outdoor activities available. Activities include fishing in the 135-acre lake, hiking and horseback riding on 
nearby trails. Open grass areas with picnic tables and barbecues are ideal for special events. The park 
is owned and operated by the Riverside County Regional Park and Open-Space District. 
 
Santa Rosa and San Jacinto Mountains National Monument 
The Santa Rosa and San Jacinto Mountains National Monument encompasses approximately 280,000 
acres. It is comprised of two Federal wilderness areas, the Santa Rosa and the San Jacinto. The 
mountains rise sharply from the floor of the Coachella Valley, reaching an elevation of 10,834 feet, and 
provide a variety of trails and wilderness areas for public use. The Monument is jointly managed by the 
BLM and the U.S. Forest Service.  
 
Recreational Trails Setting: 
The Coachella Valley is internationally known for its diverse and challenging hiking trails in the desert 
foothills and mountains, the seismic fault zones and along various canyons and drainages where wildlife 
and a wide variety of endemic plants are to be found. Trail opportunities in the Project vicinity include the 
Martinez Trail located approximately three miles to the south, and the Boo Hoff trail, a strenuous 8.8-mile 
hike with an elevation change of 1,916 feet. Access to the Boo Hoff trail can be reached from the vicinity 
of Lake Cahuilla just south of Avenue 58, and the route leads into the Santa Rosa and San Jacinto 
Mountains National Monument and the Santa Rosa Wilderness. 
 
 

2.18.6 Project Impacts 
 
The Project proposes the development of a 619±-acre master-planned, equestrian lifestyle community 
comprised of six Planning Areas centered around a world-class equestrian center. A resort hotel is also 
proposed for the development. The Project design includes an extensive internal network of horse trails 
and golf cart/walking/bicycle paths, with the intent of limiting vehicular travel within the site. While 
development of the Planning Areas will be phased, full buildout of the site is anticipated to involve 
disturbance of the entire property.  
 
Parks and Recreation 

a) Include recreational facilities or require the construction or expansion of recreational 
facilities which might have an adverse physical effect on the environment? 

b) Increase the use of existing neighborhood or regional parks or other recreational facilities 
such that substantial physical deterioration of the facility would occur or be accelerated? 

c) Be located within a Community Service Area (CSA) or recreation and park district with a 
Community Parks and Recreation Plan (Quimby fees)? 

 
On-Site Recreational Facilities 
The proposed development will be oriented around a 232-acre equestrian center that will provide 
expanses of permanent open space, including riding trails, golf-cart paths, event areas, equestrian 
competition and training rings, pastures, and open fields. These facilities will be accessible to residents 
and their families/guests, equestrian competitors, and horse park workers.  
 
The proposed residential areas, in Planning Area 2, 3, and 4, will each have neighborhood scale open 
space and recreational amenities such as parks, clubhouses, swimming pools, trails, and golf-cart paths. 
These neighborhoods will also have convenient access to the on-site equestrian riding facilities and open 
spaces. Planning Area 5, which will include a resort hotel and condominium uses, will also integrate 
outdoor open space and commercial recreational facilities.  
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The general public will have access to the on-site open space, trails, and equestrian competition facilities 
as spectators of equestrian events. Meandering sidewalks and bike paths will also be provided for public 
use along the public roads lining the perimeter of the Project site (see Exhibit 2.17-1). Access points to 
these trails will be provided from each Planning Area, and the trails will connect with the regional trail 
system.  
 
As described above, a variety of on-site recreational facilities will be developed with the proposed Project. 
The inclusion of these facilities would not have a significant adverse physical effect on the environment 
beyond what is anticipated to occur from the development of the Project as a whole. Eventual 
development of all six planning areas is anticipated to result in the disturbance of the entire site. Potential 
physical impacts to the environment, including those to biological, cultural, hydrological, geological, 
agricultural and forestry resources would be consistent with those discussion in the applicable sections 
of this EIR. Given the Project’s location within the influence area for the Jacqueline Cochran Regional 
Airport, landscaping and potential water features in on-site open space could have the potential to create 
airport hazards as a result of attracting wildlife. Mitigation measures to prevent this hazard are discussed 
in Section 2.11 of this EIR.  
 
Local and Regional Recreational Facilities 
Various public parks, recreation facilities, and trails exist in the Eastern Coachella Valley, and would be 
accessible for use by residents and visitors of the proposed Project. Nearby recreational and open space 
facilities include the Lake Cahuilla Veterans County Park, approximately 5.5 miles northwest of the 
Project, and the numerous trails and open space of the Santa Rosa and San Jacinto Mountains National 
Monument, which is located approximately two miles to the southwest of the subject site. The proposed 
10-acre Thermal Community Park is currently in the planning stages and would be located approximately 
3 miles northeast of the Project.1  
 
The Specific Plan proposes up to 132 units of estate housing, 390 units of attached and detached single 
family housing, and 340 units of resort condominiums. Based on an average household size of 2.7 
persons per household,2 the buildout of the maximum allowable dwelling units could result in a population 
of approximately 2,416 residents within the Project. These residents, the population growth induced by 
the jobs on-site, as well as tourists visiting the site, would have the potential to increase demand on 
existing parks, trails, and recreation facilities in the Project area. However, given the ample facilities to 
be provided within the Thermal Ranch development, the Project is expected to generate a less than 
significant demand for off-site recreational and/or park facilities.  
 
Compliance with §16.20.020 of the Riverside County Code (Ordinance No.460) will ensure that the 
proposed development has less than significant impacts on existing parks and recreation facilities. 
Ordinance No.460 establishes the County’s park and recreation fees and dedications consistent with the 
provisions of the Quimby Act. In Riverside County, three acres of land for every 1,000 persons living in 
the County must be devoted to park and recreational facilities.  
 
The subject site is located within the Desert Recreation District’s (DRD) service area. The DRD’s 2020 
Master Plan guides the use of park fees and land dedications under the Quimby Act for developments 
within the District’s service area. According to Land Use Guideline #11 provided in the proposed Specific 
Plan, the Project will provide a total of 5 acres of public parkland for every thousand (1,000) residents of 
the Specific Plan, or payment of an in-lieu fee, or a combination of both.  

 
1  Desert Recreation District, Projects in Development, Thermal Community Park 

https://www.myrecreationdistrict.com/thermal-community-park (accessed August 2023).  
2  Thermal Ranch Specific Plan Vehicles Miles Traveled Analysis, prepared by Urban Crossroads, January 30, 

2023. 
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Given that the Project will provide for parkland or payment of an in-lieu fee for more than the required 
three acres per thousand residents, it would be consistent with the requirements of the Quimby Act and 
County Ordinance No.460. Provision of public parkland or payment of an in-lieu fee would ensure that 
the Project would have less than significant impacts on the use of existing neighborhood or regional parks 
or other recreational facilities, such that substantial physical deterioration of the facility would not occur 
or be accelerated. 
 
Overall, given the provision of recreation and parks facilities on the subject site, and the provision of 
public parkland or payment of in-lieu fees for every 1,000 residents of the Specific Plan, the Project will 
have less than significant impacts related to parks and recreation facilities.  
 
CVWD Middleton Reservoir 7802-1 Site  
The Middleton reservoir site was developed in 2004 to accommodate multiple water tanks and currently 
hosts one 2.5 mg tank. The reservoir portion of the proposed Project will be comprised of construction of 
a 5 mg reservoir at the CVWD Middleton reservoir site; it will not include or require construction of any 
recreational facilities. The Project reservoir will not affect current levels of use of neighborhood or regional 
parks and is not subject to Quimby Act fees. Development of the Project reservoir will have no impact on 
recreational facilities.  
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Recreational Trails 

a) Include the construction or expansion of a trail system? 
 
The residents and guests of the proposed Project will have access to the numerous trails located in the 
valley and the surrounding hills and mountains. The Project site is in proximity to the Santa Rosa and 
San Jacinto Mountains National Monument, which includes the Boo Hoff Trail and other hiking venues.  
 
The Project will also construct multi-modal paths along the major arterials roads that bound the Project 
site. The Circulation Element of the Riverside County General Plan currently calls for trails both on the 
perimeter and within the subject site. The General Plan calls for Class 1 Bike Paths along Avenue 62, 
Harrison Street, Tyler Street, future Avenue 63, as well as a segment running north-south along the mid-
section line from Avenue 62 to Avenue 63 (Exhibit 2.17-2). The County General Plan also proposes a 
Combination Trail (Regional Trail / Class 1 Bike Path) along Avenue 64, the southern frontage of the 
Project.  
 
The Project will include the construction of access to the existing regional trail system. In accordance 
with the trails proposed in the General Plan, the Project will develop the Class 1 Bike Paths along Avenue 
62, Harrison Street, and Tyler Street, as well as the Combination Trail along the future Avenue 64 
alignment. The Project is also proposing a General Plan Circulation Element amendment to remove the 
interior trails on the aforementioned mid-section lines (Exhibit 2.17-3). The elimination of these two 
segments of Class I bikepaths from the General Plan Circulation Element will have no effect on the area-
wide public trails network set forth in the General Plan because additional access/connectivity will be 
provided around the full perimeter of the site. 
 
Internal circulation for the proposed Project will be designed to minimize the on-site use of automobiles. 
Internal multi-modal trails will support non-motorized transportation within and between Planning Areas 
for walking, horseback riding, bicycling and golf carts.  
 
Overall, and excepting the proposed elimination of intra-project Class I bikepaths, the Project will include 
the construction of new trails and bikeways along the perimeter of the site, in accordance with the General 
Plan. Given that development of the Project will include roadway improvements and is expected to disturb 
the entire site, construction of these perimeter public trails and open space will have no environmental 
impacts beyond what is already accounted for throughout this EIR. The Project is thus anticipated to have 
a less than significant impact related to trails.  
 
CVWD Middleton Reservoir 7802-1 Site  
The Middleton reservoir site has been partially developed to accommodate multiple water tanks and 
currently hosts one 2.5 mg tank. The reservoir portion of the proposed Project will be comprised of 
construction of a 5 mg reservoir at the CVWD Middleton reservoir site; it will not include or require 
construction of any recreational facilities. It will not affect current levels of use of local or regional trails 
and will result in no impacts to trails. 
 

2.18.7 Mitigation Measures 
 
Mitigation measures are not required because the Project will not have significant direct or indirect 
impacts associated with the use of existing or construction of new recreational resources or payment of 
in-lieu fees.  
 

2.18.8 Significance After Mitigation 
 
Mitigation measures are not required. Impacts will be less than significant.  
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2.18.9 Cumulative Impacts 

 
Buildout of the proposed Project could contribute incrementally to demand on recreational resources in 
the eastern Coachella Valley. However, as discussed above, the provision of significant recreational 
facilities on the Project site and along perimeter roadways indicates that the proposed development would 
have less than significant impacts on recreational facilities and trails in the area. The Project will also 
create a limited and less than significant demand for new parks and trails, and therefore will have a less 
than significant impact on existing parklands and facilities. Cumulative impacts are those which, while 
not significant independently, may be considerable when considered cumulatively.  
 

As the area in unincorporated Riverside County around the Project becomes increasingly urbanized, the 
use of existing public trails and recreation facilities may increase. Development of similar projects in the 
vicinity, particularly the Kohl Ranch Specific Plan and other approved developments, would contribute to 
this cumulative demand. 
 

However, the Project’s provision of public parkland or payment of the Quimby Fee, in this case 5-acres 
(or payment in-lieu) for each one-thousand residents of the Specific Plan area, will help to offset the 
incremental demand contributed by the Project. Furthermore, the additional tax revenues contributed by 
the Project would help fund the expansion and construction of parks and recreation amenities in the area.  
 

Riverside County has also implemented a Development Impact Fee (DIF) applicable to all unincorporated 
portions of the County, part of which funds regional trails and parks. In the area covered by the Eastern 
Coachella Valley Area Plan, the DIF collects $300 per single-family residential dwelling unit for regional 
parks, and $185 per single family residential dwelling for regional trails.3 Maximum buildout of the 
proposed Project could contribute up to $156,600 to regional parks and $96,570 to regional trails. 
Payment of the DIF would help to further offset the potential incremental impacts of the Project on off-
site parks and recreational facilities.  
 

Potential environmental impacts related to the expansion and/or construction of recreational facilities will 
continue to be evaluated on a project-by-project basis in accordance with CEQA. The County will continue 
to require that projects minimize their increase in demand for park and recreation amenities through the 
dedication of parkland and/or fee payment, as required by Ordinance 460. These measures will ensure 
that the incremental impacts on parks and recreational facilities resulting from the Project and other 
projects will not be cumulatively considerable.   

 
3  As provided by County Ordinance No. 659.  
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2.19 Transportation and Traffic 
 

2.19.1 Introduction 
 
The following discussion describes existing traffic and circulation conditions in the Project area, analyzes 
the potential impacts of the proposed Project and, where necessary, sets forth mitigation measures to 
reduce potential impacts. A Traffic Analysis1 and Vehicle Miles Traveled (VMT) Analysis2 were prepared 
for the proposed Project and are included in Appendices K and L, respectively. The proposed Project 
includes an emphasis on multi-modal facilities and enhancements and pursues land use patterns that 
better support alternative modes of travel. 
 
 

2.19.2 Thresholds of Significance 
 
Transportation  
 

a) Conflict with a program, plan, ordinance, or policy addressing the circulation system, including 
transit, roadway, bicycle, and pedestrian facilities? 

 
b)  Conflict or be inconsistent with CEQA Guidelines section 15064.3, subdivision (b)? 
 
c) Substantially increase hazards due to a geometric design feature (e.g., sharp curves or 

dangerous intersections) or incompatible uses (e.g., farm equipment)? 
 
d) Cause an effect upon, or a need for new or altered maintenance of roads? 
 
e) Cause an effect upon circulation during the project’s construction? 
 
f) Result in inadequate emergency access or access to nearby uses? 

 
Bike Trails 
 

a) Include the construction or expansion of a bike system or bike lanes? 
 
 

2.19.3 Regulatory Framework 
 
Federal 
 
There are no federal regulations that impact circulation in the Project area. 
 
State 
 
Senate Bill 743 
Effective July 1, 2020, Senate Bill (SB) 743 requires lead agencies to adopt vehicle miles traveled (VMT) 
as a replacement for automobile delay-based level of service (LOS) as the new measure for identifying 
transportation impacts for land use projects. In December 2020, Riverside County adopted 
Transportation Analysis Guidelines for LOS and VMT to address these requirements (County 
Transportation Thresholds of Significance).   

 
1  Thermal Ranch Specific Plan Traffic Analysis, Urban Crossroads, July 2023. 
2  Thermal Ranch Specific Plan Vehicle Miles Traveled (VMT) Analysis, Urban Crossroads, June 2023. 
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Regional and Local 
 
Riverside County General Plan Circulation Element 
The General Plan Circulation Element is intended to provide for the movement of goods and people, 
including pedestrians, bicycles, transit, train, air, and automobile traffic flows within and through the 
community. Efficient traffic circulation is important to economic viability and the creation and preservation 
of a quality living environment. It is also meant to accommodate a pattern of concentrated growth, 
providing both a regional and local linkage system between unique communities. The Circulation Element 
includes a wide range of policies that address the planned circulation system, levels of service, system 
design/construction/maintenance, pedestrian facilities, system access and related design and operation 
issues. The following polices are most closely associated with the Project and subject CEQA analysis. 
 
C 1.2  Support development of a variety of transportation options for major employment and activity 

centers including direct access to transit routes, primary arterial highways, bikeways, park-n-
ride facilities, and pedestrian facilities. 

 
C 1.4  Utilize existing infrastructure and utilities to the maximum extent practicable and provide for the 

logical, timely, and economically efficient extension of infrastructure and services. 
 
C 1.7  Encourage and support the development of projects that facilitate and enhance the use of 

alternative modes of transportation, including pedestrian-oriented retail and activity centers, 
dedicated bicycle lanes and paths, and mixed-use community centers. 

 
C 2.1 The following minimum target levels of service have been designated for the review of 

development proposals in the unincorporated areas of Riverside County with respect to 
transportation impacts on roadways designated in the Riverside County Circulation Plan (Figure 
C-1) which are currently County maintained, or are intended to be accepted into the County 
maintained roadway system:  

 

 LOS C shall apply to all development proposals in any area of the Riverside County not located 
within the boundaries of an Area Plan, as well those areas located within the following Area 
Plans: REMAP, Eastern Coachella Valley, Desert Center, Palo Verde Valley, and those non-
Community Development areas of the Elsinore, Lake Mathews/Woodcrest, Mead Valley and 
Temescal Canyon Area Plans. 

 

 LOS D shall apply to all development proposals located within any of the following Area Plans: 
Eastvale, Jurupa, Highgrove, Reche Canyon/Badlands, Lakeview/Nuevo, Sun City/Menifee 
Valley, Harvest Valley/Winchester, Southwest Area, The Pass, San Jacinto Valley, Western 
Coachella Valley and those Community Development Areas of the Elsinore, Lake 
Mathews/Woodcrest, Mead Valley and Temescal Canyon Area Plans. 

 

 LOS E may be allowed by the Board of Supervisors within designated areas where transit-
oriented development and walkable communities are proposed. Notwithstanding the forgoing 
minimum LOS targets, the Board of Supervisors may, on occasion by virtue of their discretionary 
powers, approve a project that fails to meet these LOS targets in order to balance congestion 
management considerations in relation to benefits, environmental impacts and costs, provided 
an Environmental Impact Report, or equivalent, has been completed to fully evaluate the 
impacts of such approval. Any such approval must incorporate all feasible mitigation measures, 
make specific findings to support the decision, and adopt a statement of overriding 
considerations. 

 

 Encourage a minimum target level of service (LOS) for county maintained roads, but allow for 
development that does not meet the LOS minimum targets in order to balance congestion 
management considerations in relation to benefits, environmental impacts and costs.  
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C 2.5  The cumulative and indirect traffic impacts of development may be mitigated through the 
payment of various impact mitigation fees such as County of Riverside Development Impact 
Fees, Road and Bridge Benefit District Fees, and Transportation Uniform Mitigation Fees to the 
extent that these programs provide funding for the improvement of facilities impacted by 
development. 

 

C 3.1  Design, construct, and maintain Riverside County roadways as specified in the Riverside 
County Road Improvement Standards and Specifications. The standards shown in Figure C-4 
may be modified by Specific Plans, Community Guidelines, or as approved by the Director of 
Transportation if alternative roadway standards are desirable to improve sustainability for the 
area. 

 

C 3.5  Require all major subdivisions to provide adequate collector road networks designed to feed 
traffic onto General Plan designated highways. 

 

C 3.11  Generally locate commercial and industrial land uses so that they take driveway access from 
General Plan roadways with a classification of Secondary Highway or greater, consistent with 
design criteria limiting the number of such commercial access points and encouraging shared 
access. Exceptions to the requirement for access to a Secondary Highway or greater would be 
considered for isolated convenience commercial uses, such as standalone convenience stores 
or gas stations at an isolated off ramp in a remote area. Industrial park type developments may 
be provided individual parcel access via an internal network of Industrial Collector streets. 

 

C 3.16  Dedicate necessary rights-of-way as part of the land division and land use review processes. 
 

C 3.23  Consider the utilization of traffic-calming techniques in the design of new community local street 
and road systems and within existing communities where such techniques will improve safety 
and manage traffic flow through sensitive neighborhoods. 

 

C 3.24 Provide a street network with quick and efficient routes for emergency vehicles, meeting 
necessary street widths, turn-around radius, secondary access, and other factors as determined 
by the Transportation Department in consultation with the Fire Department and other 
emergency service providers. 

 

C 3.26 Plan off-street parking facilities to support and enhance the concept of walkable and transit-
oriented communities. 

 

C 3.29 Include noise mitigation measures in the design of new roadway projects in the County of 
Riverside. 

 

C 4.1 Provide facilities for the safe movement of pedestrians within developments, as specified in the 
Riverside County Ordinances Regulating the Division of Land of the County of Riverside. 

 

C 4.7 Make reasonable accommodation for safe pedestrian walkways that comply with the Americans 
with Disabilities Act (ADA) requirements within commercial, office, industrial, mixed use, 
residential, and recreational developments. 

 

C 6.3  Limit access points and intersections of streets and highways based upon the road’s General 
Plan classification and function. Require that access points be located so that they comply with 
Riverside County’s minimum intersection spacing standards. Under special circumstances the 
Transportation Department may consider exceptions to this requirement. 

 

C 6.5  Provide common access via shared driveways and/or reciprocal access easements whenever 
access must be taken directly off a General Plan designated highway. Parcels on opposite sides 
of a highway shall have access points located directly opposite each other, whenever possible, 
to allow for future street intersections and increased safety. 
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C 14.1 Promote coordinated long-range planning between Riverside County airport authorities, 
businesses and the public to meet the County of Riverside and the region’s aviation needs. 

 
C 14.2 Apply a variety of land use planning techniques to maintain the viability of Riverside County’s 

airports. 
 
C 15.3 Develop a trail system which connects Riverside County parks and recreation areas while 

providing links to open space areas, equestrian communities, local municipalities, and regional 
recreational facilities (including other regional trail systems) and ensure that the system contains 
a variety of trail loops of varying classifications and degrees of difficulty and length. 

 
C 16.1 Implement the Riverside County trail system as depicted in the Bikeways and Trails Plan, Figure 

C-6.  
 
C 16.4 Require that all development proposals located along a planned trail or trails provide access to, 

dedicate trail easements or right-of-way, and construct their fair share portion of the trails 
system. Evaluate the locations of existing and proposed trails within and adjacent to each 
development proposal and ensure that the appropriate easements are established to preserve 
planned trail alignments and trail heads. 

 
C 17.3  Ensure that the bikeway system incorporates the following: 

a.  Interconnection throughout and between cities and unincorporated communities. 
b.  Appropriate lanes to specific destinations such as state or county parks. 
c.  Appropriate opportunities for recreational bicycle riding and bicycle touring. 
d.  Opportunities for bicycle commuting and golf cart commuting within a community, as 

appropriate for the terrain, traffic levels and proximity to surrounding destinations. 
e.  Bikeways connecting to all urban transit centers and systems (bus stops and Metrolink 

stations) in the vicinity. 
f. Bicycle parking at transit stops and park-and-ride lots. 

 
East Coachella Valley Area Plan (ECVAP) 
The programs and policies of the ECVAP are supplemental to, and coordinated with, the policies of the 
General Plan Circulation Element. In other words, the circulation system of the valley is tied to the 
countywide system and its long-range direction. Local ECVAP policies relevant to the proposed Project 
include the following: 
 
ECVAP 12.2  Maintain Riverside County’s roadway Level of Service standards as described in the 

Level of Service section 2.1 of the General Plan Circulation Element.   
 
ECVAP 12.3  Separate vehicular traffic from pedestrian and equestrian traffic in order to avoid 

potential hazards and where traffic volumes justify the costs. 
 
ECVAP 15.1  Protect the scenic highways in the Eastern Coachella Valley from change that would 

diminish the aesthetic value of adjacent properties in accordance with the Scenic 
Corridors section of the General Plan Land Use, Multipurpose Open Space, and 
Circulation Elements. 

 
Riverside County Congestion Management Plan 
The Riverside County Transportation Commission (RCTC) prepares a Congestion Management Program 
(CMP) that analyzes links between land use, transportation, and air quality to prompt reasonable growth 
management programs. The latest CMP is Chapter IX of the 2019 Riverside County Long Range 
Transportation Study.  
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The 2019 CMP system includes all state highway facilities in Riverside County and some principal 
arterials, including facilities that link cities/community and major activity centers. CMP locations within 
the study area are the following: Avenue 62 (aka 62nd Avenue) between Monroe Street and SR-86, Airport 
Boulevard west of SR-86 to west of Harrison, and 66th Avenue between Pierce St. and SR-86. RCTC 
adopted a minimum LOS standard of “E” for CMP designated roadways. 
 
Regional Transportation Plan 
The Southern California Association of Governments (SCAG) prepares the Regional Transportation Plan 
(RTP), a long-range transportation plan and strategy for Southern California. The RTP was adopted in 
September 2020 and is combined with the region’s Sustainable Communities Strategy (SCS) as the 
2020-2045 RTP/SCS. It identifies major roadways, transit, intermodal facilities, and other components of 
an integrated regional circulation system for at least a 20-year forecast period. Highway 86 in the Project 
area is considered part of the regionally significant arterial system for 2045 planning purposes.3 
 
Riverside County Transportation Ordinances 
The proposed Thermal Ranch Specific Plan Project includes development standards and guidelines that 
replace or supersede certain County regulations. Beyond these limited variations and refinements, other 
County transportation-related ordinances will continue to be applicable to the proposed Project. These 
include but are not limited to Ordinances 452 (Speed Limits), 460 (Land Division Regulation), 461 
(Roadway Improvement Standards and Specification), and 499 (Encroachments in County Highways) 
and 673 (TUMF Program).  
 

2.19.4 Environmental Setting 
 
The Project site is located in a rural but urbanizing area of the eastern Coachella Valley, which is well-
served by two state highways (Highway 111 and Highway 86) and a variety of area-wide arterial roadways 
of varying classification and levels of improvement. The US Interstate-10 (I-10) freeway is the major 
transportation corridor serving the Coachella Valley. It extends through the Coachella Valley in a 
northwest-southeasterly direction and connects the region to western Riverside County and the Los 
Angeles metropolitan area on the west, and desert communities and Arizona on the east. Highway 111 
occurs approximately 3.5 miles east of the Project site and extends from its junction with I-10 west of 
Palm Springs and southeasterly into Imperial County. 
 
The Highway 86 Expressway extends from its junction with I-10 about 8.0 miles north of the project site 
and continues south, passing approximately 3.25 miles east of the Project site. Other key regional 
connectors include State Highway 74, which extends south into the Santa Rosa Mountains from Palm 
Desert providing access to Mountain Center and other mountain communities. Highway 62 extends north 
from I-10 into San Bernardino County and communities of the Morongo Basin and high desert.  
 
 

2.19.5 Existing Conditions 
 
To gauge the scale and scope of the traffic impact analysis, the Project traffic engineers conducted a 
preliminary assessment of the existing roadway network and the various roadway classifications for 
existing and future roads in the Project area. A Project traffic study scoping package was prepared for 
review by County of Riverside staff prior to the preparation of the Project Traffic Analysis report. The 
scoping agreement provided an outline of the Project study area, trip generation, trip distribution, and 
analysis methodology. The approved scoping agreement is included in Appendix 1.1 of the Traffic 
Analysis (see DEIR Appendix K). 

 
3  ConnectSoCal, Highways and Arterials Technical Report, Southern California Association of Governments, 

adopted September 3, 2020. 
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Based upon an initial trip generation and distribution analysis, and in consultation with County staff, a 
total of 32 study area intersections were selected for analysis; their locations are shown on Exhibit 2.19-
1. At a minimum, the study area includes intersections where the Project is anticipated to contribute 50 
or more peak hour trips. The “50 peak hour trip” criteria represent a minimum number of trips at which a 
typical intersection would have the potential to be substantively affected by Project traffic.  
 
Study Area Intersection and Roadways 
The proposed Project is located approximately three miles west of a major north-south transportation 
corridor comprised of State Highway 111, Highway 86 Expressway and lines of the Union Pacific 
Railroad. Major utility and energy transmission facilities also pass through the area along this corridor.  
 
The Project site is directly served by two major arterial roadways, Harrison Street and Ave 62, both 
classified as “Expressway” on the County General Plan Circulation Element. Both are currently paved to 
provide two travel lanes with dirt shoulders. The ultimate buildout of the Expressway provides eight travel 
lanes within 152 feet of paved section within an overall right of way of 220 feet. The General Plan defines 
the Expressway as “Multi-modal highway corridor for through traffic to which access from abutting 
property is restricted. Intersections with other streets or highways shall be limited to approximately one-
half mile intervals.”4 The cross section below represents the Expressway at buildout. 

The two other arterial roads bounding the site are the unbuilt Ave 64 on the south, which is designated 
as a “Major” with 118-foot right of way, and Tyler Street on the east designated a “Secondary” with an 
ultimate right of way of 100 feet. Tyler Street is partially improved to provide two travel lanes between 
Ave 60 on the north and Ave 66 on the south. Both streets are designed to provide four travel lanes. The 
cross sections for these roadways are shown below. 

 

 
4  Table C-1, Roadway Classifications, Circulation Element, Riverside County General Plan. 2020  
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Prior to the initiation of the traffic analysis for the Project, a scoping letter was prepared and submitted to 
County Transportation for approval. The scoping letter established the parameters of the traffic analysis. 
At total of 32 study area intersections were selected for evaluation and includes intersections where the 
Project is anticipated to contribute 50 or more peak hour trips. The “50 peak hour trip” criteria represent 
a minimum number of trips at which a typical intersection would have the potential to be substantively 
affected by a given development proposal. The 50 peak hour trip criterion is a traffic engineering rule of 
thumb that is accepted and widely used within Riverside County for estimating a potential area of 
influence (i.e., study area). See Exhibit 2.19-1: Study Area Intersections and Roadway Segments, below.  
 
Level of Service (LOS) 
Traffic operations are defined in terms of “Level of Service” (LOS). While CEQA no longer directly asks 
whether a project will result in unacceptable levels of service, General Plan policy does explicitly set forth 
LOS standards for different parts of the County, including the ECVAP. The potential conflict between the 
County LOS standards for the Project planning area, possible means of mitigating LOS impacts and why 
a statement of overriding consideration regarding General Plan policy consistency is appropriate are 
discussed in detail in Appendix M of this Draft EIR. The following discussion summarizes measures of 
LOS acceptability. Section 2.19.6 summarizes the impact analysis, which is described in greater detail in 
Appendix K and Appendix M of this EIR. 
 
LOS is a qualitative measure of the operation of a roadway segment or intersection and considers speed, 
travel time, traffic delay, and freedom to maneuver. LOS measurements are described using an 
alphabetical scale ranging from LOS A to LOS F. LOS A represents the best or free-flowing conditions, 
and LOS F represents the worst conditions or system failure. 
 
For most roadways, the County General Plan has a target operating standard of LOS D or better. 
However, Policy C 2.1 of the Circulation Element establishes an LOS target of LOS C for County roads 
and intersections located in the ECVAP. In recognition of the difficulty and in some cases practicability of 
meeting the LOS C standard, Policy C 2.1 also states: 
 

“Notwithstanding the forgoing minimum LOS targets, the Board of Supervisors may, on 
occasion by virtue of their discretionary powers, approve a project that fails to meet these LOS 
targets in order to balance congestion management considerations in relation to benefits, 
environmental impacts and costs, provided an Environmental Impact Report, or equivalent, 
has been completed to fully evaluate the impacts of such approval. Any such approval must 
incorporate all feasible mitigation measures, make specific findings to support the decision, 
and adopt a statement of overriding considerations.”5 
 

Intersections and roadway segments that do not meet a minimum level of service will require 
improvement modifications to bring the deficiency to within the target LOS thresholds. Pursuant to 
General Plan Policy C 2.1, the Board of Supervisors may approve a project that results in a county-
maintained road operating below target LOS on a case-by-case basis to balance congestion 
management considerations in relation to benefits, environmental impacts and costs.  
 
Some intersections and roadway segments in the Project area are adjacent to those in the city of 
Coachella, and it is important to identify the LOS standards of that jurisdiction even though the proposed 
Project is not subject to the City of Coachella’s ordinances or policies. The Coachella General Plan 
identifies a minimum LOS D; however, LOS E or LOS F may be acceptable on a case-by-case basis.  
 
LOS and mitigation analysis is summarized below and is further elaborated in Appendices K and M of 
this EIR. Appendix M Table M-1 describes existing (2023) intersection operations at the studied 
intersections and shows that all are currently operating at an acceptable LOS during the peak hours. 

 
5  Circulation Element, Riverside County General Plan Circulation Element, amended July 7, 2020. 
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Bicycle and Pedestrian Facilities 
The County General Plan promotes alternative modes of transportation including a trails and bikeway 
system. Figure 9 of the Eastern Coachella Valley Plan (ECVAP) delineates the system on project-
adjacent roads and others in the area and includes the following future facilities: 
 
Harrison Street: Design Guidelines Trail, Class I Bike Path, Class II Bike Path 
Avenue 62:         Class I Bike Path 
Tyler Street:  Class I Bike Path 
Avenue 64:  Combined Trail (Regional Trail/Class I Bike Path 
 
Transit Facilities 
The Project area is currently served by Sunline Transit Agency (Sunline), a public transit agency serving 
the Coachella Valley within Riverside County. Based on a review of the existing transit routes within the 
vicinity of the proposed Project, Sunline Route 8 runs along Cesar Chavez Street/Harrison Street, Avenue 
54, Shady Lane, Airport Boulevard, Highway 86, and Avenue 62. Sunline Route 9 provides service along 
Avenue 66, Harrison Street, and Pierce Street. 
 
CVWD Middleton Reservoir 7802-1 Site  
The Project reservoir site, located 2.4± miles southwest of the Project site, currently hosts a CVWD 2.5 
mg tank and is planned and partially improved for multiple tanks. It is located adjacent to unimproved dirt 
roads that do not serve general traffic but primarily provide access to surrounding agricultural lands. The 
closest paved street is Harrison Street located 1.29± miles northeast of the reservoir site. 
 
 

2.19.6 Project Impacts 
 
Would the Project: 
 

a) Conflict with a program, plan, ordinance or policy addressing the circulation system, 
including transit, roadway, bicycle and pedestrian facilities.  

 
The proposed Project would construct or contribute its fair share to the construction of roadway and 
intersection improvements that are in accordance with the standards, classifications and policies 
established by the County in the General Plan Circulation Element. For all phases of development and 
for Horizon Year 2045, all intersections would operate at LOS D or better. One area of potential conflict 
is with the LOS C operating standard established for the planning area in the Circulation Element, which 
is summarized below and discussed in detail in Appendix M. 
 
General Plan LOS Policies 
The County General Plan identifies differing target levels of service (operational LOS), with LOS D being 
the most common. However, as discussed above, Circulation Element Policy C 2.1 sets forth alternative 
LOS targets for different geographic locations, including the area encompassed in the ECVAP where the 
target LOS is C. (see Appendix M). 
 

As cited in Section 2.19.3, the County General Plan (Policy C 2.1) allows the Board of Supervisors to 
make findings and approve development projects even in instances where the target LOS is exceeded if 
the project has overriding benefits such as new jobs in a local area, transportation improvements that 
otherwise would not be constructed, non-motorized transportation systems, or projects that provide some 
unique benefits to the County which outweigh the traffic deficiencies provided that operational 
improvements are provided to the extent economically feasible.  
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Based on the numerous benefits that will result from development of the proposed Project, the Board of 
Supervisors may deem the Project’s projected LOS D impacts to be acceptable and consistent with all 
applicable LOS policies. Therefore, with concurrence of the Board of Supervisors, potential Project 
impacts to LOS policy can be determined to be less than significant. Also see the General Plan 
Consistency Requirements set forth in the County Transportation Analysis Guidelines.6 Nonetheless, the 
Project would be inconsistent with the County’s level of service target in the ECVAP of LOS C required 
under General Plan Policy C 2.1. 
 
General Plan LOS Policy Consistency 
Without substantial additional rights of way, and roadway and intersection improvements, and beyond 
those improvements set forth in Section 2.19.7 and Appendix K, the Project would conflict with General 
Plan Circulation Element Policy C 2.1, which requires that in the ECVAP and elsewhere intersections on 
General Plan roads operate at LOS C or better. Therefore, the Board of Supervisors must adopt a 
statement of overriding benefits/considerations under General Plan Policy C 2.1 to ensure General Plan 
consistency. 
 
Traffic Signal Warrants 
A traffic signal warrant analysis was conducted for EAP traffic conditions based on the peak hour volumes 
or planning level ADT volume-based traffic signal warrants. Five unsignalized intersections are 
anticipated to meet traffic signal warrants under EAP (2026) traffic conditions (see Appendix K, sub-
Appendix 5.3).  The traffic signal warrant analysis for EAPC (2032) traffic conditions are based on the 
peak hour volumes or planning level ADT volume-based traffic signal warrants. Five additional 
unsignalized study area intersections (beyond those that meet traffic signal warrants for EAPC (2026) 
conditions) are anticipated to meet a traffic signal warrant under EAPC (2032) weekday conditions (see 
Appendix K: Traffic Analysis, sub- Appendix 6.6). 
 
Signal warrants define the minimum condition under which the installation of a traffic signal might be 
warranted. Meeting this threshold condition does not require that a traffic control signal be installed at a 
particular location, but rather, that other traffic factors and conditions be evaluated in order to determine 
whether the signal is truly justified. It should also be noted that signal warrants do not necessarily 
correlate with LOS. An intersection may satisfy a signal warrant condition and operate at or above 
acceptable LOS or operate below acceptable LOS and not meet a signal warrant. 
 
Multi-Modal Facilities 
The Thermal Ranch Specific plan is built around an extensive network of multi-modal paths, trails and 
sidewalks that interconnect the various Project planning area and connects to the County’s regional trails 
network along the streets bounding the Project site. For the most part, motor vehicles will be restricted 
from entering the horse park (PA-1) where most transportation will occur by means of walking, bicycles, 
horseback riding and golf carts. The residential uses (PAs-2, 3, 4 and 5) will have access gates that allow 
non-motorized direct access to connect to all on-site services and facilities. 
 
Project-adjacent trail facilities include multi-modal trails for use by bicycle and pedestrian travelers 
planned along the Project frontage of Harrison Street, Tyler Street, 62nd Avenue, and future 64th Avenue. 
These facilities are part of the County regional trails systems set forth in the ECVAP and will establish 
the backbone for this extensive network of regional trails. Impacts of the Project will be beneficial and no 
significant adverse impacts on bicycle or pedestrian facilities will occur. In summary, the proposed Project 
is consistent with County policies related to the provision of multi-modal transportation facilities and 
impacts in this regard will be less than significant. 

 
6  Transportation Analysis Guidelines for Level of Service and Vehicle Miles Traveled, Riverside County 

Transportation Department. December 2020 



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Section 2 Environmental Impacts and Mitigation Measures 
 

 
Riverside County 2.19-11 Thermal Ranch Specific Plan EIR 

 
CVWD Middleton Reservoir 7802-1 Site  
The Project reservoir site, located 2.4± miles southwest of the Project site, has been improved for multiple 
tanks and currently hosts a CVWD 2.5 mg tank. The existing and future reservoirs generate essentially 
no traffic, and the new Project reservoir will have no impacts in the local transportation network. There 
will be no impacts. 
 
 

b) Conflict or be inconsistent with CEQA Guidelines § 15064.3, subdivision (b). 
 
CEQA Guidelines Section 15064.3 states that “generally, vehicle miles traveled (VMT) is the most 
appropriate measure of transportation impacts. For the purposes of this section, ‘vehicle miles traveled’ 
refers to the amount and distance of automobile travel attributable to a project. Other relevant 
considerations may include the effects of the project on transit and non-motorized travel. A lead agency 
may use models or other methods to analyze a project’s VMT quantitatively or qualitatively. According to 
CEQA Guidelines Section 15064.3(b), for land use projects (such as the proposed Project), “vehicle miles 
traveled” exceeding an applicable threshold of significance may indicate a significant impact.  
 
Generally, projects within one-half mile of either an existing major transit stop along an existing high-
quality transit corridor should be presumed to cause a less than significant transportation impact. Projects 
that decrease vehicle miles traveled in the project area compared to existing conditions should be 
considered to have a less than significant transportation impact.” 
 
This statewide mandate went into effect July 1, 2020. To aid in this transition, the Governor’s Office of 
Planning and Research (OPR) released a Technical Advisory on Evaluating Transportation Impacts in 
CEQA (December 2018). Based on OPR’s Technical Advisory, the County of Riverside adopted their 
Transportation Analysis Guidelines for Level of Service Vehicle Miles Traveled (December 2020).  
 
As discussed below, the Project’s residential land uses and hotel were found to meet available map-
based and local essential services screening thresholds, respectively, but the equestrian center and retail 
commercial uses were not found to meet available screening thresholds and, therefore, a comprehensive 
VMT analysis was performed for the full Project. 
 
VMT Screening Analysis 
Consistent with County Guidelines, projects should evaluate available screening criteria based on their 
location and project type to determine if a presumption of a less than significant transportation impact 
can be made. The following project screening thresholds were selected for review based on their 
applicability to the proposed Project: (1) Small Projects Screening, (2) High Quality Transit Areas (HQTA) 
Screening, (3) Map-Based Screening and (4) Local Essential Service. 
 
Small Projects Screening 
This method is appropriate for projects that generate fewer than 110 daily vehicle trips or are housing 
developments of less than or equal to 110 single-family dwelling units or 147 multi-family dwelling units, 
or less than 60,000 square feet of commercia space. Projects that are forecasted to generate greenhouse 
gas (GHG) emissions less than 3,000 Metric Tons of Carbon Dioxide Equivalent (MTCO2e) per year are 
also assumed to cause a less than significant VMT impact. 
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High Quality Transit Areas (HQTA) Screening 
County guidelines allow screening out of development projects that are located within one-half mile of an 
existing “major transit stop”7 or an existing stop along a “high-quality transit corridor”8). The proposed 
Project is not located within ½ mile of an existing major transit stop, or along a high-quality transit corridor.   
 
Map-Based Screening 
This screening method is applicable to “residential and office projects that locate in areas with low VMT, 
and that incorporate similar features (i.e., density, mix of uses, transit accessibility), will tend to exhibit 
similarly low VMT.”9 VMT data for subject and nearby areas, including per capita and per employee VMT 
data, indicate that the Project site is located in a low VMT area for residential uses and would therefore 
screen out for these uses. 
 
Local Essential Services Screening 
The County Guidelines recognize that new local essential services shorten non-discretionary trips by 
putting those goods and services closer to customers, resulting in conditions which do not increase 
overall VMT. Similar to a medical office, local park, or daycare use being located close to residences, a 
hotel can provide a local service to adjacent land uses that otherwise attract travelers from more distant 
lodging locations. The Project’s proposed hotel would not be provided if the adjacent equestrian center 
were not located at the site, so it is reasonable to assume that visitors which select this location are 
considering the proximity to the equestrian use. Therefore, the Project’s hotel is presumed to not increase 
overall VMT. 
 
VMT Screening Summary 
The components of the Project were evaluated consistent with County Guidelines screening criteria. The 
Project residential and hotel were found to meet available screening thresholds, but the equestrian center 
and commercial retail uses were not found to meet available screening thresholds and a comprehensive 
VMT analysis was performed. 
 
VMT Analysis 
The VMT analysis was performed for the proposed Project in June 2023.10 Project VMT was calculated 
using the Riverside Transportation Analysis Model (RIVTAM). County Guidelines identify RIVTAM and 
RIVCOM (Riverside County Model) as the appropriate tool for conducting VMT analysis for land 
development projects. However, RIVTAM is currently preferred until RIVCOM is accepted by Riverside 
County. RIVTAM estimates VMTs as it considers interaction between different land uses based on socio-
economic data such as population, households, and employment. The methodology applied is commonly 
referred to as “boundary method” and includes the total VMT for all vehicle trips with one or both trip ends 
within a specific geographic area. The “boundary method” VMT analysis for the proposed Project is 
shown on Table 2.19-4.  
 
 
 
 

 
7  Pub. Resources Code, § 21064.3 (“‘Major transit stop’ means a site containing an existing rail transit station, 

a ferry terminal served by either a bus or rail transit service, or the intersection of two or more major bus 
routes with a frequency of service interval of 15 minutes or less during the morning and afternoon peak 
commute periods.”). 

8  Pub. Resources Code, § 21155 (“For purposes of this section, a high-quality transit corridor means a corridor 
with fixed route bus service with service intervals no longer than 15 minutes during peak commute hours.”). 

9  VMT Technical Advisory prepared by Governor’s Office of Planning and Research. December 2018. 
10  Thermal Ranch Specific Plan Vehicle Miles Traveled (VMT) Analysis prepared by Urban Crossroads, Inc. 

June 2023. 
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Table 2.19-1: Riverside County Base Year Link-Level VMT 
Scenario     Vehicle Miles Traveled 
         2012      2040       2022 
Without Project  53,554,552  92,382,853   67,421,802 
With Project   53,592,507  92,402,422   67,453,191 
With Project Change  37,955   19,569    31,389 
 
The Riverside County area VMT With Project employment is compared to Without Project conditions to 
determine whether there is a significant impact using the boundary method. County VMTs Without Project 
are estimated at 67,421,802 in 2022, whereas under the With Project scenario, the County VMT is 
estimated at 67,453,191. The project’s effect on VMT (with retail uses and Horse Park event) is 
considered significant because it results in a cumulative link-level boundary County VMT increase (i.e., 
a net increase in total VMT) under the plus project condition compared to the no project condition. 
 
As Table 2.19-1 (with edit, will show as Table 2.19-1) indicates, the Project will generate a net increase 
in Countywide VMTs of 31,389. Any net increase is considered or may be considered a significant impact 
under Section 15064.3(b) of the CEQA Guidelines. The net increase in VMTs is, in part, a consequence 
of the currently low and dispersed level of urban development and availability of urban services in the 
Project area.  
 
As lands in the area continue to buildout their underlying urban land use designations, distances to jobs, 
and commercial and other services will become shorter. As indicated in Table 2.19-1, by 2040 
development of surrounding and nearby urban uses are projected to reduce the Project’s net effect by 
37 percent.  
 
VMT Mitigation By Design 
For large projects such as general plans or specific plans, most effective VMT mitigations focus on the 
project’s density and land use mix, site design, regional policies, and availability of transit, bicycle, and 
pedestrian facilities. County Guidelines identify master planned communities with design and land-use 
diversity that encourage intra-community travel as an important method of reducing a project’s VMTs. 
The proposed Project incorporates a variety of design elements that serve to address and reduce the 
number of trips generated, and the mode and distance of travel. The potential efficacy of these 
“transportation demand management” (TDM) strategies were evaluated using the Handbook for 
Analyzing Greenhouse Gas Emission Reductions, Assessing Climate Vulnerabilities, and Advancing 
Health and Equity (CAPCOA, 2021). The County Transportation Analysis Guidelines also set forth 
potentially mitigating TDM measures. 
 
The Project equestrian center (PA-1) will provide an extensive internal, non-motorized network of horse 
trails and golf cart/walking and bicycling paths to limit and control vehicular/horse interactions. Other than 
golf carts, motor vehicles are prohibited inside the equestrian center except those needed for deliveries, 
maintenance and emergency purposes. Parking fields are provided at the periphery of the equestrian 
center so visitors can park and walk into the equestrian center to attend show events.  
 
The Project also provides a mix of residential neighborhoods that surround the equestrian center, 
including single-family homes (attached and detached), large rural estate lots, seasonal and year-round 
workforce housing, and Recreational Vehicle (RV) park facilities, providing a variety of housing options 
and neighborhoods within the Thermal Ranch community. Each of these neighborhoods is planned with 
direct connections to the Project-wide golf cart/bicycle/walking paths, allowing residents to fully access 
the center’s amenities, services, and events using golf carts instead of conventional automobiles. 
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The golf cart accommodations, together with internal pedestrian and bicycle infrastructure for travelers 
between the residential areas, retail, horse park, and hotel uses are anticipated to potentially reduce VMT 
by approximately 2.0%. Other Project measures are also recognized to reduce a project’s VMT, including, 
where applicable, parking management strategies, transit stops and transit re-routing, employee trip 
reduction and ride-share programs, and on-site childcare. Due to the current relative isolation of the 
Project site, most of these measures cannot be effectively implemented in the near-term. However, over 
time and as the planning area continues to buildout, these and other measures may be practicable that 
further reduce Project VMTs.  
 
Despite the application of design measures, nonetheless, a strict and conservative application of the net 
increase threshold in VMTs indicates that the Project will have a significant and unmitigable impact on 
County VMTs. 
 
CVWD Middleton Reservoir 7802-1 Site  
Construction of the Project reservoir site will occur 2.4± miles southwest of the Project site, which has 
been improved for multiple tanks and currently hosts a CVWD 2.5 mg tank. Tank construction will 
generate limited traffic and VMTs. Once built, the Project reservoir will generate periodic site visits with 
less than significant potential for maintenance related VMTs to be generated. Impacts will be less than 
significant.  
 
 

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

 
The proposed Project encompasses a section of land (619.1± net acres) in the eastern Coachella Valley 
and is bounded by the area-wide arterial roadway grid with adjoining street including Harrison Street, 
Tyler Street, Avenue 62 and Avenue 64. Each of these arterial roadways, with the exception of unbuilt 
Avenue 64, intersects at right angles and will accommodate future full segment and intersection 
improvements that comply with County road standards. Long-term improvements will include construction 
of additional through and turning lanes, and signalization. Access drive turn lanes discussed below will 
also be easily and safely accommodated. No unusual or potentially dangerous roadway geometrics will 
be created on these public streets.  
 
Access into the Project site will be limited and restricted to ensure safe and efficient ingress and egress. 
Access on Harrison Street will be limited to two driveways separated by one-quarter mile. Depending on 
final design, the northerly access drive on Harrison Street may be limited to right-turn in, right-turn out 
and southbound left in. Access along the Avenue 62 frontage will be limited to one mid-section access 
drive. Both Harrison Street and Avenue 62 are designated “Expressway” on the County Roadway 
Classification map. The “Collector” size Tyler Street will carry less traffic and will accommodate four 
Project access drives that are spaced a minimum of 600 feet. All access drives will be served by 
designated turn lanes. All access drives will be either stop-sign or signal controlled. 
 
The internal circulation system is described in detail in the Thermal Ranch Specific Plan. As noted in the 
VMT discussion above, the equestrian center (PA-1) is designed with an optimized multi-modal network 
that will greatly limit motorized vehicle use in this part of the community and enhance safety. Within PA-
1 and throughout the Project site, roads and paths are designed to intersect as closely to 90° as possible. 
Interior speeds will be low, and all intersections will be provided with appropriate control and directional 
signage. On-site roadways and paths shall comply with County road standards, as well as those set forth 
in the approved Specific Plan. No unusual or potentially dangerous roadway or multi-modal path 
geometrics will be created within the Project.  
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Off-Site Agricultural Equipment and Activities 
Substantial portions of the properties in the vicinity of the Project are programmed and approved for urban 
development and include the Kohl Ranch Specific Plan to the south, east and north, and subdivided lands 
to the west. However, while large tracts of vacant land previously in cultivation and currently fallow occur 
in the vicinity, much of these lands remain available for active agriculture and could generate additional 
farming-related traffic on area roadways. 
 
It is widely acknowledged that driving farm equipment on public roads can be a dangerous activity and a 
hazard to the farm equipment operator as well as to other traffic. Farm operators are sensitive to driving 
defensively and are generally cautious when sharing the road and may use part of the shoulder to 
facilitate passing by other vehicles. While farm equipment on public roads can be a hazard, as drivers 
new to this mix of vehicles and speeds become familiar with on-street farm equipment, they will be able 
to negotiate the roadway with minimal safety hazards. Therefore, no significant hazards or impacts are 
anticipated from the Project due to off-site on-street farm equipment operations.  
 
CVWD Middleton Reservoir 7802-1 Site  
Construction of the Project reservoir site will not involve any off-site modifications to roads or 
intersections. The Project reservoir will not generate or cause an increased hazard due to a roadway 
geometric design feature and its operation will not result in potentially significant conflicts with agricultural 
traffic in the area. Impacts will be less than significant. 
 
 

d) Cause an effect upon, or a need for new or altered maintenance of roads? 
e) Cause an effect upon circulation during the project’s construction? 

 
The proposed Project will result in expanded roadway and intersection improvements, which will add to 
roadway infrastructure in the planning area that will require on-going maintenance. The Project will also 
generate new traffic, including autos, light and medium trucks (some towing horse trailers and RVs), and 
a variety of delivery and haul vehicles. All planned Project land uses already generate comparable types 
and volumes of traffic in the east valley region, which agriculture and related industries continue to 
dominate. While the Project will be responsible for maintenance of on-site roads and access drives, the 
County will be responsible for the balance of roadway maintenance once the subject public roads are 
accepted into the County system. Revenue sources that help pay for ongoing roadway maintenance 
include “Measure A” which is funded by gas tax and other fuel taxes. 
 
Other sources of funding for roadway maintenance include Senate Bill 1 (Road Repair and Accountability 
Act of 2017). SB 1 provides significant, stable, and ongoing increases in state transportation funding. It 
allows local agencies and Caltrans to repair and maintain California’s roads and bridges, reduce traffic 
delays, improve goods movement, and increase options for transit, intercity rail, and active transportation. 
SB 1 increases funding for California’s transportation system by an average of $5.4 billion annually, split 
between state and local investments.11 
 
The proposed Project is projected to generate a vehicle mix comparable to other mixed-use communities 
common to the Coachella Valley, with automobiles making up a large share of the mix. The Project’s 
equestrian center (PA-1) will also introduce a greater than typical number of trucks and horse trailers, 
materials delivery trucks and recreational vehicles (PA-4). The heaviest of these anticipated future 
vehicles will be comparable to farm equipment traversing area roads today.  
 

 
11  California Official SB-1 website, https://rebuildingca.ca.gov/about-sb-1 accessed August 22, 2023. 
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Based on the technical appendix for the Project Traffic Analysis (see Appendix K), which includes counts 
for the existing equestrian facility, equestrian and RV truck traffic, truck and RV traffic will comprise 5% 
of weekday and 6% of weekend traffic volumes. The Project will also be responsible for County-approved 
arterial roadway improvements adjacent to the site which will ensure that road, intersection and drainage 
facilities are properly designed and constructed to provide a normal useful life span. 
 
Prior to the issuance of any site-disturbing permits, including grading permits, as a standard requirement 
the Project contractor will be required to provide the County with a Traffic Control Plan (TCP) that will 
ensure minimal safety issues and disruption to traffic flow on adjoining roadways and will be implemented 
during the development of the site according to the County’s established standards. The TCP will ensure 
adequate temporary and permanent roadway improvements within the public right of way. Turn lanes 
and stacking distances shall be established to ensure that construction equipment travel on adjoining 
and nearby roadways safely and efficiently operate during Project construction. Therefore, no significant 
impacts are anticipated. 
 
CVWD Middleton Reservoir 7802-1 Site  
Construction of the Project reservoir site will not involve any off-site modifications to roads or 
intersections. The Project reservoir will not cause an effect upon, or a need for new or altered 
maintenance of roads. Neither is the Project reservoir’s construction expected to significantly affect local 
roadways. Impacts will be less than significant.  
 
 

f) Result in inadequate emergency access. 
 
As noted above, the subject property is bounded on three sides by partially improved General Plan 
roadways classified Expressway and Collector. At buildout, these roads will provide at least two travel 
lanes in each direction. Avenue 62 and Harrison Street are both extensions of roads connecting to the 
regional arterial and highway network. State Highways 111 and 86 Expressway are located 
approximately 3.25 miles east of the Project site.  
 
All-weather access across the Coachella Valley Stormwater Channel currently exists at Avenue 62 and 
Avenue 56 (Airport Blvd.). Harrison Street extends south from the urban center of the city of Coachella 
where it is called Cesar Chavez Street and provides direct access to John F. Kennedy (JFK) Memorial 
Hospital located 8± miles to the northwest at the corner of Monroe Street and Dr. Carreon Way in Indio. 
 
Fire protection services are provided to the Project area and the surrounding communities by the 
Riverside County under a contract with CalFire. Stations in the Project vicinity include Station 39 at 86911 
58th Ave in Thermal and located three miles to the northeast with a response time of approximately five 
minutes. Emergency police response is also locally available.  
 
The nearest Riverside County Sheriff’s Station is located at 86625 Airport Boulevard in Thermal also 
within a five-minute response time with direct access to Harrison Street and the Project site. The nearby 
City of La Quinta also contracts with the County Sheriff’s Department and provides mutual aid across the 
County Sheriff’s various clients in the Coachella Valley. The La Quinta station is located at 78-495 Calle 
Tampico, approximately 10 miles northwest of the subject property. 
 
On-Site Emergency Access 
As noted above, the proposed Project provides seven primary access drives into the Project from the 
surrounding arterial network. The Project also plans a diverse motor vehicle and multi-modal circulation 
network that provides substantial intra-project connectivity that can serve and facilitate emergency 
access to all areas of the Project. Accessibility is further evaluated by the County Fire Marshall at the 
subdivision and plot plan (development plan) level to ensure compliance with all County standards for 
emergency access. Therefore, impacts to emergency access are less than significant. 
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2.19.7 Mitigation Measures  
 

Introduction 
As discussed above, the proposed Project will have less than significant impacts with respect to roadway 
system design hazards or conflicts with on-road agricultural equipment. The Project will also have a less 
than significant impact on the need for new or altered maintenance of area roads. Furthermore, the 
Project will not cause or have a significant effect upon circulation during the project’s construction and 
will not result in inadequate emergency access or access to either on-site or nearby land uses. No 
additional mitigation is required with respect to these topics. 
 

VMT Mitigation 
The Project has been determined to be inconsistent with and to exceed the threshold for vehicle miles 
traveled (VMT) primarily due to its location along the edge of the urbanizing patterns in the area, although 
the Project’s net contribution to county-wide VMT is expected to go down over time. As discussed in more 
detail above, the project incorporates the county-recommended design features to reduce project VMT 
to the extent feasible, including a complementary mix of land uses, an extensive network of multi-modal 
paths to facilitate travel by walking, bicycle and golf cart throughout the project. These have been 
considered when calculating the Project’s VMTs.  
 

Other mitigation measures that the County recognizes as VMT-reducing were also considered12, 
including future transit stops adjacent to the site; however, the timely incorporation of such stops into the 
SunLine Transit routes could be several years and cannot therefore be counted against the Project’s 
VMT generation. In summary, even with incorporation of recommended trip and VMT-reducing design 
features, the Project will increase total County vehicle miles travelled, and therefore, is considered to 
conflict and be inconsistent with CEQA Guidelines section 15064.3, subdivision (b). No additional 
mitigation is feasible for the reasons explained above. 
 

LOS Policy Mitigation 
As discussed in Section 2.19.6 above, the Project will have a substantial effect on the local roadway 
network and will require improvements to ensure that safe operating conditions and levels of service 
consistent with County policy are provided. The Project traffic analysis has identified Project-specific and 
area-wide impacts from growth in area traffic and prescribes specific improvements that, if implemented, 
will ensure that Project intersections will operate at acceptable levels (LOS D or better) and that impacts 
to the existing and long-term transportation network will be less than significant. While the Project would 
be inconsistent with the County’s level of service target in the ECVAP of LOS C, Project benefits provide 
the Board of Supervisors with the basis to determine that the Project’s LOS D or better operations are 
acceptable and consistent with County policy.  
 

As discussed above and with implementation of the proposed roadway improvements set forth in 
Appendix K (Thermal Ranch Specific Plan Traffic Analysis) Project Buildout will not conflict with a 
program, plan, ordinance, or policy addressing the circulation system, including transit, roadway, bicycle, 
and pedestrian facilities.  
 

Access Across Federal Lands 
As noted elsewhere in this Draft EIR, the US Bureau of Reclamation (USBR) owns a narrow strip of land 
that projects northwest from the intersection of Tyler Street and Ave 64. This existing parcel varies in 
width from 60’ to 90’ and is 1,700± feet in length. The CVWD has confirmed, based on their consultation 
with the USBR, that the USBR will authorize a public roadway crossing of this parcel provided that the 
license or contract to do so is with the County and on behalf of the public.13 Other options, include an 
outright sale of the subject parcel, may also affect the planned roadway crossing of the USBR parcel. 

 
12  Appendix F: Transportation Demand Management Measures, Transportation Analysis Guidelines for Level 

of Service and Vehicle Miles Traveled, Riverside County Transportation Department. December 2020. 
13  Chris Bogan, Right-of-Way Supervisor at Coachella Valley Water District, January 18, 2024. 
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Therefore, prior to recordation of the Project Tentative Tract Map, a license, contract or other appropriate 
agreement shall be reached with the USBR to secure authorization for the proposed crossing of the 
USBR parcel. 
 
 

2.19.8 Significance After Mitigation 
 
With the exception of generating a limited but net increase in Countywide VMTs, and with the mitigation 
measures set forth above, the Project will result in less than significant impacts on the local and regional 
transportation network. As noted above, the Project’s net exceedance of the Countywide VMT threshold 
is expected to be reduced as further urbanization occurs in the Project area. Nonetheless, due to the 
Project’s VMT exceedance, the County would be required to adopt a statement of overriding 
consideration in this regard to find this aspect of the project consistent with CEQA. 
 
 

2.19.9 Cumulative Impacts 
 
The analysis of Horizon Year 2045 conditions was used to determine if improvements funded through 
regional transportation mitigation fee programs, such as the Coachella Valley Association of 
Governments (CVAG) Transportation Uniform Mitigation Fee (TUMF) program, can accommodate the 
long-range cumulative traffic at the target Level of Service (LOS) identified in the County of Riverside 
(lead agency) General Plan.  
 
Future year traffic forecasts are based on a background (ambient) growth of 2% per year, compounded 
annually, for 2026 and 2032 traffic conditions. The total ambient growth is projected at 6.12% for 2026 
traffic conditions and 19.51% for 2032 traffic conditions. The ambient growth factor is intended to 
approximate regional traffic growth. This ambient growth rate was added to existing traffic volumes to 
account for area-wide growth not reflected by cumulative development projects. 
 
Ambient growth was added to daily and peak hour traffic volumes on surrounding roadways, in 
conjunction with traffic generated by the development of future projects that have been approved but not 
yet built and/or for which development applications have been filed and are under consideration by 
governing agencies. A cumulative projects list was developed through consultation with County planning 
and engineering staff.  
 
The 2045 Horizon Year analysis, therefore, includes consideration of approved or probable future 
projects, ambient annual growth rate of 2 percent, and additional cumulative growth between 2023 and 
2045. As discussed in Sections 2.19.6 and 2.19.7 above, the implementation of the mitigation measures 
set forth therein will ensure that the area transportation network will continue to operate at acceptable 
levels of service and that the Projects impacts are not cumulatively considerable. 
 
Project VMT Impacts 
As discussed in Section 2.19.6, the proposed Project will generate a modest net increase in vehicle miles 
traveled, at least in the near to mid-term. As urbanization continues in the Project planning area the 
Project’s contribution to countywide VMTs will be reduced. Therefore, while the Project will contribute 
somewhat to a net increase in VMTs the increase will not be cumulatively considerable.  
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2.20 Tribal Cultural Resources 

 
2.20.1 Introduction 

 
This section evaluates the potential for the proposed Project to result in adverse impacts to Native 
American tribal cultural resources. Cultural resources are also discussed in section 2.7 of this EIR. 
Mitigation measures to reduce impacts to a less than significant level are identified, where appropriate. 
This section is based primarily on the 2006 and 2022 Historical/Archaeological Resource Surveys 
prepared for the site and for the Project by CRM TECH1 (Appendix D).   
 
 

2.20.2 Thresholds of Significance 
 
Tribal Cultural Resources 
 
According to the recent Appendix G of the CEQA Guidelines and the County Rules to Implement CEQA, 
the Project would have a significant effect on tribal cultural resources if it would: 
 
Cause a substantial adverse change in the significance of a tribal cultural resource, defined in Public 
Resources Code section 21074 as either a site, feature, place, cultural landscape that is geographically 
defined in terms of the size and scope of the landscape, sacred place, or object with cultural value to a 
California Native American tribe, and that is:  
 

a) Listed or eligible for listing in the California Register of Historical Resources, or in a local register 
of historical resources as defined in Public Resources Code section 5020.1 (k)? 

b) A resource determined by the lead agency, in its discretion and supported by substantial 
evidence, to be significant pursuant to criteria set forth in subdivision (c) of Public Resources 
Code Section 5024.1? (In applying the criteria set forth in subdivision (c) of Public Resources 
Code Section 5024.1, the lead agency shall consider the significance of the resource to a 
California Native American tribe.) 

 
 

2.20.3 Regulatory Framework 
 
Federal 
 
National Historic Preservation Act 
The National Historic Preservation Act (NHPA) was established in 1966 by the Advisory Council on 
Historic Preservation (ACHP) with the goal to encourage federal agencies to factor historic preservation 
into federal project requirements. ACHP is an independent federal agency that promotes the 
preservation, enhancement, and productive use of the nation's historic resources, and advises 
government leaders on national historic preservation policy. The ACHP defines “historic properties” as 
“any prehistoric or historic district, site, building, structure, or object included in, or eligible for inclusion 
in, the National Register of Historic Places.” 
 

 
1  “Historical/Archaeological Resources Survey, Thermal Ranch Specific Plan,” prepared by CRM TECH, October 

2022; and “Historical/Archaeological Resources Survey Report, APNs 751-020-002, -003, -006, and -007,” 
prepared by CRM TECH, March 2006.  
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Section 106 of the NHPA applies when two thresholds are met: 1) there is a federal or federally licensed 
action, including grants, licenses, and permits, and 2) that action has the potential to affect properties 
listed in or eligible for listing in the National Register of Historic Places. Section 106 requires each federal 
agency to identify and assess the effects of its actions on historic resources. If it is determined that a 
proposed action has the potential to affect historic properties, the federal agency must identify the 
appropriate State Historic Preservation Officer/Tribal Historic Preservation Officer (SHPO/THPO) to 
consult with during the process.  
 
National Register of Historic Places 
Authorized under the NHPA, the National Register of Historic Places is the nation’s official list of cultural 
resources that qualify for preservation. Properties listed in the Register include districts, sites, buildings, 
structures, and objects that are significant in American history, architecture, archaeology, engineering, 
and culture. The following criteria are used to determine eligibility for inclusion in the National Register. 
These criteria have been developed by the National Park Service as provided for in the NHPA: 
 
a) Are associated with events that have made a significant contribution to the broad patterns of our 

history;  
b) Are associated with the lives of persons significant in our past;  
c) That embody the distinctive characteristics of a type, period, or method of construction, or that 

represent the work of a master, or that possess high artistic values, or that represent a significant and 
distinguishable entity whose components may lack individual distinction; or 

d) That yielded, or may be likely to yield, information important in prehistory or history (36 CFR 60.4). 
 
 
State  
 
California Public Resources Code 
The California Environmental Quality Act (CEQA) is the principal statute governing the environmental 
review of projects within the State and includes the State of California’s Public Resources Code (PRC) 
sections 21000-21189 and the CEQA Guidelines (California Code of Regulations, Title 14, Sections 
1500-15387). The State of California establishes the definitions and criteria for “historical resources,” 
which require similar protection to what the NHPA mandates for historic properties.  
 
According to PRC Section 5020.1(j), an “historical resource includes, but is not limited to, any object, 
building, site, area, place, record, or manuscript which is historically or archaeologically significant, or is 
significant in the architectural, engineering, scientific, economic, agricultural, educational, social, political, 
military, or cultural annals of California.”   
 
If a lead agency determines that an archaeological site is an historical resource, the provisions of PRC 
Section 21084.1 and CEQA Guidelines Section 15064.5 would apply. If an archaeological site does not 
meet the CEQA Guidelines criteria for a historical resource, then the site may meet the threshold of PRC 
Section 21083 regarding unique archaeological resources. 
 
In addition, PRC Section 5097.98 states that if Native American human remains are identified within a 
project area, the landowner must notify and consult with the Native American Most Likely Descendant 
(MLD), as identified by the Native American Heritage Commission (NAHC), to develop a plan for proper 
treatment and/or removal of the human remains and associated burial of artifacts. These procedures are 
also addressed in Section 15046.5 of the CEQA Guidelines and within the California Health and Safety 
Code.  
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Assembly Bill 52 
Assembly Bill (AB) 52 was passed by the California Legislature and signed into law by the Governor in 
2015. It established a new category of resources in the California Environmental Quality Act called Tribal 
Cultural Resources (Public Resources Code § 21074). “Tribal cultural resources” are either of the 
following: 
 
(1) Sites, features, places, cultural landscapes, sacred places, and objects with cultural value to a 
California Native American tribe that are either of the following:  
 

(A)  Included or determined to be eligible for inclusion in the California Register of Historical 
Resources.  
 
(B) Included in a local register of historical resources as defined in subdivision (k) of Section 5020.1.  

 
(2) A resource determined by the lead agency, in its discretion and supported by substantial evidence, to 
be significant pursuant to criteria set forth in subdivision (c) of Section 5024.1. In applying the criteria set 
forth in subdivision (c) of Section 5024.1 for the purposes of this paragraph, the lead agency shall 
consider the significance of the resource to a California Native American tribe. 
 
AB 52 establishes a formal project consultation process for California Native American tribes and lead 
agencies regarding tribal cultural resources, referred to as government-to-government consultation. Per 
Public Resources Code Section 21080.3.1.(b), the AB52 consultation process must begin prior to release 
of an environmental impact report, mitigated negative declaration, or negative declaration. Native 
American tribes to be included in the formal consultation process are those that have requested notice 
of projects proposed within the jurisdiction of the lead agency. 
 
Senate Bill 18 
Senate Bill-18 (SB 18) requires local (city and county) governments to consult with California Native 
American tribes to aid in the protection of traditional tribal cultural places (“cultural places”) through local 
land use planning. SB 18 requires local governments to consult with tribes prior to making certain 
planning decisions and to provide notice to tribes at certain key points in the planning process. These 
consultations and notice requirements apply to adoption and amendment of both general plans (defined 
in Government Code §65300 et seq.) and specific plans (defined in Government Code §65450 et seq.). 
 
California Register of Historical Resources 
For CEQA purposes, “historical resources” applies to any such resources listed in or determined to be 
eligible for listing in the California Register of Historical Resources, included in a local register of historical 
resources, or determined to be historically significant by the Lead Agency (Title 14 CCR Section 
15064.5(a)(1)-(3)). CEQA guidelines mandate that “generally a resource shall be considered by the lead 
agency to be ‘historically significant’ if the resource meets the criteria for listing on the California Register 
of Historical Resources” (Title 14 CCR Section 15064.5(a)(3)). A resource may be listed in the California 
Register if it meets any of the following criteria: 
 
a) Is associated with events that have made a significant contribution to the broad patterns of California’s 

history and cultural heritage.  
b) Is associated with the lives of persons important in the State’s past.  
c) Embodies the distinctive characteristics of a type, period, region, or method of construction, or 

represents the work of an important creative individual, or possesses high artistic values.  
d) Has yielded, or may be likely to yield, information important in prehistory or history.  (Public Resources 

Code section 5024.1(c)) 
 



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Section 2 Environmental Impacts and Mitigation Measures 
 

 
Riverside County 2.20-4 Thermal Ranch Specific Plan EIR 

California Health and Safety Code 
California Health and Safety Code Section 7050.5 regulates the treatment of human remains and states 
that in the event of discovery or recognition of any human remains in any location other than a dedicated 
cemetery, there shall be no further excavation or disturbance of the site or any nearby area reasonably 
suspected to overlie adjacent remains until the coroner of the county in which the human remains are 
discovered has determined that the remains are not subject to further investigation. If the coroner 
recognizes or has reason to believe that the human remains are those of a Native American, he or she 
shall contact the NAHC to determine the Most Likely Descendant (MLD). Consultation with the 
designated MLD will determine the final disposition of the remains. 
 
Local  
 
Riverside County General Plan 
The Multipurpose Open Space Element of the Riverside County General Plan provides background on 
the role of cultural resources in the county. It also provides the following policies regarding the 
consideration and management of cultural resources:  
 

OS 19.1  Cultural resources (both prehistoric and historic) are a valued part of the history of the 
County of Riverside.  

 

OS 19.2  The County of Riverside shall establish a Cultural Resources Program in consultation with 
Tribes and the professional cultural resources consulting community that, at a minimum, 
would address each of the following: application of the Cultural Resources Program to 
projects subject to environmental review; government-to-government consultation; 
application processing requirements; information database(s); confidentiality of site 
locations; content and review of technical studies; professional consultant qualifications 
and requirements; site monitoring; examples of preservation and mitigation techniques 
and methods; curation and the descendant community consultation requirements of local, 
state and federal law.  

 

OS 19.3 Review proposed development for the possibility of cultural resources and for compliance 
with the cultural resources program.  

 
OS 19.4 To the extent feasible, designate as open space and allocate resources and/or tax credits 

to prioritize the protection of cultural resources preserved in place or left in an undisturbed 
state.  

 
OS 19.5 Exercise sensitivity and respect for human remains from both prehistoric and historic time 

periods and comply with all applicable laws concerning such remains.  
 

2.20.4 Environmental Setting 
 
As noted in Section 2.7 of this EIR, cultural resources surveys, including historical/archaeological 
resources records searches, Native American Sacred Lands File Search, historical background research, 
Native American consultation, and field reconnaissance were conducted for the Project. A 
comprehensive report, providing the results of both the 2006 investigation and 2022 update. Both are 
provided in Appendix D of this document.  
 
Southern California was settled by Native Americans 10,000 to 12,000 years ago. The Coachella Valley 
has long been the home to the Cahuilla people. The Cahuilla are a Takic-speaking people of hunters and 
gatherers. Anthropologists divide them into three groups according to geographic setting: the Pass 
Cahuilla of the San Gorgonio Pass-Palm Springs area, the Mountain Cahuilla of the San Jacinto and 
Santa Rosa Mountains and the Cahuilla Valley, and the Desert Cahuilla of the eastern Coachella Valley.  
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Membership of Cahuilla tribes was defined by lineages or clans. Each lineage or clan belonged to one of 
two main divisions, known as moieties. Members of clans in one moiety had to marry into clans from the 
other moiety. Individual clans had villages and territories they occupied for hunting game, gathering food, 
and using other necessary resources.  
 

Precise population data for the Cahuilla prior to European contact is not available; however, estimates 
range from 3,600 to 10,000 people. During the mid-19th century, American surveyors noted large numbers 
of Cahuilla villages and rancherias. However, over the course of the century, European diseases such 
as smallpox decimated the Cahuilla population. Today, Native Americans of Pass or Desert Cahuilla 
heritage are mostly affiliated with tribes in or near the Coachella Valley, including the Torres Martinez 
Desert Cahuilla Indians, Augustine Band of Cahuilla Indians, Cabazon Band of Mission Indians, Agua 
Caliente Band of Cahuilla Indians, and Morongo Band of Mission Indians.  
 

2.20.5 Existing Conditions 
 
The existing conditions of the subject site in regard to Tribal and other cultural resources are discussed 
in detail in Section 2.7 of this document and are summarized below.  
 
The Project site is situated in the eastern portion of Coachella Valley, on the valley floor, and has been 
disturbed by agricultural production for many years. Surrounding lands are predominantly agricultural, 
both active and fallow. Previously undisturbed lands adjacent to and in proximity of the Project site include 
stands of mesquite and associated habitat that may have served as an important food source for native 
Cahuilla peoples. Lands immediately to the south of the subject property are within the Torres-Martinez 
Desert Cahuilla Reservation. In the Project vicinity, numerous Native American cultural resources have 
been found and documented, including fish traps, pottery scatters, grinding rocks, trail segments, and 
rock cairn features. While the Project planning area does not provide perennial or even seasonal waters 
sources, native habitat may have provided valuable food and fiber resources. 
 
Records Search and Background Research 
Historical/archaeological records searches were conducted for the subject site in 2005 and for the 
proposed Project in 2022. Both records searches were conducted by the Eastern Information Center 
(EIC) of the California Historical Resources Information System, located at the University of California, 
Riverside. The records search in 2005 found no records of prehistoric archaeological sites in the Project 
vicinity. The follow-up records search in 2022 found two prehistoric isolates within a one-mile radius of 
the subject property, both comprised of unshaped granitic mano. However, these unshaped granitic mano 
isolates are not in the immediate vicinity of the Project and thus do not require further consideration.  
 
Background research, including the review of historical maps from 1856 to 1972, showed two prominent 
Desert Cahuilla (present-day Torres Martinez Desert Cahuilla Indians) settlements in the vicinity of the 
subject site. The two villages served as important stops on the Cocomaricopa-Bradshaw Trail, which 
traversed the area approximately 1,000 feet to the southwest of the subject site during the 19th and early 
20th centuries. One of the villages, Torres, located approximately two miles west of the Project, is no 
longer occupied, while Martinez, located approximately 1.5 miles southeast of the subject site, is now the 
headquarters of the Torres Martinez Indian Reservation. 
 
Native American Consultation 
A written request was submitted to the State of California Native American Heritage Commission (NAHC) 
in 2022 for a records search in the Sacred Lands File maintained by the commission. The NAHC reported 
that the Sacred Lands File identified no known Native American cultural resources in the Project vicinity. 
However, the absence of specific information does not necessarily preclude the presence of resources. 
Twelve (12) tribal representatives for local Native American groups were contacted at the 
recommendation of the NAHC.  



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Section 2 Environmental Impacts and Mitigation Measures 
 

 
Riverside County 2.20-6 Thermal Ranch Specific Plan EIR 

At the time that the latest update to the cultural resources report was prepared, five tribes had responded. 
The Cahuilla Band of Indians and the Quechan Tribe of the Fort Yuma Reservation offered no comments 
regarding this project and deferred to tribes located in closer proximity, with the Cahuilla Band deferring 
specifically to the Torres Martinez Desert Cahuilla Indians. The Augustine Band of Cahuilla Indians were 
unaware of any cultural resources that may be affected by the proposed project but requested notification 
if such resources are discovered during the project. The Agua Caliente Band of Cahuilla Indians 
requested copies of all cultural resource documentation generated in connection with the project for tribal 
review as well as Native American monitoring during ground disturbing activities on the property.  
 
SB-18 and AB-52 Consultation 
On March 29, 2023, the County sent written SB-18 and AB-52 notification letters regarding the Project to 
representative and/or chairmen of fifteen (15) tribes. No responses were received from the Los Coyotes 
Band of Cahuilla and Cupeno Indians, Cahuilla Band of Indians, Colorado River Indian Tribe, Soboba 
Band of Mission Indians, the Santa Rosa Band of Cahuilla Indians, Cabazon Band of Mission Indians, 
Morongo Band of Mission Indians, Twenty-Nine Palms Band of Mission Indians, or the Ramona Band of 
Cahuilla Mission Indians.  
 
The Augustine Band of Cahuilla Indians responded in an emailed letter dated March 30, 2023, stating 
that they were unaware of specific cultural resources that may be affected by the proposed project. The 
Fort Yuma Quechan Indians responded in an email dated March 29, 2023, deferring to more local tribes.  
The Agua Caliente Band of Cahuilla Indians responded in an emailed letter dated March 31, 2023, stating 
that they had no comments at that time but requested to be kept up to date as the project progresses.   
The cultural report and the project conditions of approval were provided to the tribe on May 02, 2023, 
after which the tribe concluded consultation.  
 
The Torres Martinez Band of Desert Cahuilla Indians, the nearest group to the subject site, responded 
on July 13, 2023, and requested further consultation and expressed concern regarding prehistoric 
settlement and land use patterns. A meeting was held at the Torres Martinez Tribal offices on July 27, 
2023. During that meeting the tribe provided information regarding the sensitivity of the area and 
recommended that a tribal monitor be present during ground disturbing activity to ensure that if any 
previously unidentified subsurface resources were uncovered during grading that they would be handled 
in a culturally appropriate manner. Consultation was concluded on December 27, 2023.2  
 
Field Survey 
Field surveys of the site were conducted on foot in 2006 and again in 2022. A representative of the Torres 
Martinez Desert Cahuilla Indians accompanied the archaeologist during the recent field reconnaissance 
conducted for the Project. The field survey found no potential historical resources, as defined by CEQA, 
in the Project area.  
 
 

2.20.6 Project Impacts 
 
Would the Project: 
 

a) Cause a substantial adverse change in the significance of a tribal cultural resource, 
defined in Public Resources Code section 21074 as either a site, feature, place, cultural 
landscape that is geographically defined in terms of the size and scope of the landscape, 
sacred place, or object with cultural value to a California Native American tribe, and that 
is:  

 

 
2  Summary of Native American Consultation for GPA230001, SP00401, TTM38578, PPT230005 & 

PPT230006, prepared by Heather Thomson, Riverside County Archaeologist. December 2023. 
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i) Listed or eligible for listing in the California Register of Historical Resources, or in a 
local register of historical resources as defined in Public Resources Code section 
5020.1(k), or  

 

ii) A resource determined by the lead agency, in its discretion and supported by 
substantial evidence, to be significant pursuant to criteria set forth in subdivision (c) 
of Public Resources Code Section 5024.1. In applying the criteria set forth in 
subdivision (c) of Public Resource Code Section 5024.1, the lead agency shall consider 
the significance of the resource to a California Native American tribe.  

 
The proposed Project would result in the grading of the entire property, as well as portions of adjoining 
roads. As discussed in Section 2.7, no historical or archaeological resources were found in the Project 
area. The historical records search conducted for the Project found no historic sites or resources in the 
immediate vicinity of the subject site. Records of such historic isolates were identified, but these 
resources are not in the immediate vicinity of the site, and thus would not be impacted by the Project. 
The records search conducted by the NAHC for the Project found no results in the Sacred Lands Files 
identifying Native American cultural resources in the Project area. Scattered refuse was observed along 
the Project boundaries during the field survey, however, none of these items appear to be from early 
historic or prehistoric periods, and none of them demonstrated any historical or archaeological value.  
 
No specific evidence indicating the presence of tribal cultural resources on the subject site was 
encountered during the cultural resources survey. However, the absence of specific information does not 
guarantee that such resources do not occur on the site. Furthermore, archaeological resources can be 
buried or otherwise made obscure by land disturbance, including activities associated with agriculture 
and other types of disturbance known to have occurred on the Project site. As such, CUL-1, provided in 
Section 2.7, establishes procedures to ensure the proper treatment of cultural resources, including tribal 
cultural resources, should any unanticipated resources be discovered during Project grading or 
construction. In addition, CUL-2, provided in Section 2.7 requires compliance with California Health and 
Safety Code §7050.5 and Public Resources Code §5097.98(b) to ensure that the Project’s impacts 
associated with human remains would be less than significant.  
 
Overall, given that no evidence of tribal cultural resources was found on record or observed on the subject 
site, the Project is not expected to impact any such sites, features, places, landscapes, or objects. If an 
unanticipated resources of value to a California Native American tribe is encountered during ground-
disturbing activities related to the Project, CUL-1 provides measures to ensure that the resource(s) would 
be handled appropriately. Impacts would be less than significant with mitigation.  
 
Tribal Consultation 
Written requests for comments were sent by the consulting archaeologist to 17 individuals representing 
the 12 Native American groups in the Project area. The contacted groups are as follows: The Agua 
Caliente Band of Cahuilla Indians, the Augustine Band of Cahuilla Mission Indians, the Cabazon Band of 
Mission Indians, the Cahuilla Band of Indians, the Los Coyotes Band of Cahuilla and Cupeño Indians, 
the Morongo Band of Mission Indians, the Quechan Tribe of the Fort Yuma Reservation, the Ramona 
Band of Cahuilla Indians, the Santa Rosa Band of Cahuilla Indians, the Soboba Band of Luiseño Indians, 
the Torres Martinez Desert Cahuilla Indians, and the Twenty-nine Palms Band of Mission Indians. Five 
of the 12 tribes had responded at the time that the cultural resources report was completed. The 
responses from the five tribes are described in Section 2.20.5, above.  
 
A portion of the reservation of the Torres Martinez Desert Cahuilla Indians is located to the immediate 
south (Section 8), which includes allotted Tribal Trust lands and fee lands. The Torres-Martinez Tribe has 
requested further consultation on the Project and has expressed concern regarding prehistoric settlement 
and land patterns in the area and provided a list of village sites and cultural landscapes in the area.  
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SB-18 and AB-52 Consultation 
As noted above, the County sent written SB-8 and AB-52 notification letters to representatives and/or 
chairmen of fifteen (15) tribes. No responses were received from the Los Coyotes Band of Cahuilla and 
Cupeno Indians, Cahuilla Band of Indians, Colorado River Indian Tribe, Soboba Band of Mission Indians, 
the Santa Rosa Band of Cahuilla Indians, Cabazon Band of Mission Indians, Morongo Band of Mission 
Indians, Twenty-Nine Palms Band of Mission Indians, or the Ramona Band of Cahuilla Mission Indians.  
 
The Augustine Band of Cahuilla Indians responded, stating that they were unaware of specific cultural 
resources that may be affected by the proposed Project. The Fort Yuma Quechan Indians responded in 
an email dated March 29, 2023, deferring to more local tribes. The Agua Caliente Band of Cahuilla Indians 
responded, stating that they had no comments at that time but requested to be kept up to date as the 
project progresses. The cultural report and the project conditions of approval were provided to the Agua 
Caliente Tribe, after which the tribe concluded consultation.  
 
The Torres Martinez Band of Desert Cahuilla Indians, the nearest group to the subject site, responded 
requesting further consultation, and expressing concern regarding prehistoric settlement and land use 
patterns. A meeting was held at the Torres Martinez Tribal offices where the tribe provided information 
regarding the sensitivity of the area and recommended that a tribal monitor be present during ground 
disturbing activity to ensure that if any previously unidentified subsurface resources were uncovered 
during grading that they would be handled in a culturally appropriate manner. Consultation was concluded 
on December 27, 2023.3 
 
In order to protect cultural resources potentially present in subsurface deposits, the tribe recommended 
archaeological testing and a plan for recovered archaeological materials and requested Native American 
monitoring during construction. The resource assessments and agency consultations conducted for this 
Project indicate that no potential “historical resources” have been identified within or adjacent to the 
Project area. In addition, the Native American Sacred Lands File identified no properties of traditional 
cultural value in the project vicinity, and no notable cultural features were known to be present in the 
Project area throughout the historic period. The assessment by Project archaeologists determine that 
testing is not warranted. 
 
CVWD Middleton Reservoir 7802-1 Site  
The Middleton reservoir site has been developed to accommodate multiple water tanks and currently 
hosts one 2.5 mg reservoir. The existing 25-foot high earthen berm will be shifted north 35± feet to 
accommodate the new Project 5 mg reservoir. The reservoir portion of the proposed Project will require 
limited new site disturbance and will be largely limited to shifting the berm location and constructing the 
pad/foundation for the new reservoir. The Middleton site is located on deep alluvium and is not located 
near ethnobotanically important resources or a potable water source. No impacts to Tribal cultural 
resources are anticipated. 
 
 

2.20.7 Mitigation Measures  
 
Mitigation measures are provided in Section 2.7 to ensure that impacts to any unanticipated cultural 
resources or human remains, including those of potential significance to California Native American 
tribes, are less than significant.  
 
 

 
3  Summary of Native American Consultation for GPA230001, SP00401, TTM38578, PPT230005 & 

PPT230006, prepared by Heather Thomson, Riverside County Archaeologist. December 2023. 
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2.20.8 Significance After Mitigation 
 
The Project will have less than significant impacts on tribal cultural resources with the implementation of 
CUL-1 or CUL-2.  
 

2.20.9 Cumulative Impacts 
 
As noted in Section 2.7.9, the geographic scope of analysis for potential cumulative impacts on tribal 
resources include the Project site and surrounding areas, including traditional use areas of the Cahuilla 
people. The proposed Project would contribute considerably to cumulative impacts if it were to have a 
significant adverse effect on tribal cultural resources.  
 
The cultural resources surveys conducted for the subject site and the Project area, including the 
evaluation of a wide range of literature, data, and information on historic, tribal, and other archaeological 
resources, found no evidence of such resources occurring on or adjacent to the subject property. While 
it is very unlikely that the Project would contribute to regional losses of tribal cultural resources, the 
implementation of CUL-1 and CUL-2, as set forth in Section 2.7, will ensure that impacts are less than 
significant if unanticipated resources are encountered.  
 
As other projects are developed in the eastern Coachella Valley, cultural resources surveys and tribal 
consultation will be required on a project-by-project basis. Should these surveys and consultations 
identify the presence of cultural resources in the area, mitigation would be required to ensure that there 
is no cumulative loss of resources of value to Native American tribes in the area. These requirements, 
as established through CEQA and AB 52, ensure that there will not be cumulative impacts associated 
with tribal cultural resources. As such, the Project’s potential incremental impacts to such resources 
would not be cumulatively considerable.  
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2.21 Utilities and Service Systems 
 

2.21.1 Introduction 
 
This section of the EIR discusses the Project’s potential impacts to utilities and service systems, including 
electric power, telecommunications, domestic water, wastewater and sewer service, storm drainage, and 
solid waste disposal. A range of available resources, including the County’s General Plan and Coachella 
Valley Water District (CVWD), Imperial Irrigation District (IID), and Burrtec published documents and 
annual reports, have been used in researching and analyzing the Project and its potential effects. 
Analysis of water supplies in this section is primarily based on the approved WSA/WSV prepared for the 
Project (see Appendix M). This section also includes detailed analysis of existing utility lines and future 
extensions and conditions. 
 
 

2.21.2 Thresholds of Significance 
 
The thresholds of significance analyzed herein have been taken from Appendix G of the State CEQA 
Guidelines and are further broken down and elaborated upon in the County CEQA Initial Study Checklist. 
For purposes of this EIR, the analysis considers if the proposed project would: 
 
Water 

a) Require or result in the relocation or construction of new or expanded water, wastewater 
treatment, or storm water drainage systems, whereby the construction or relocation would cause 
significant environmental effects? 

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

 
Sewer 

a) Require or result in the construction of new wastewater treatment facilities, including septic 
systems, or expansion of existing facilities, whereby the construction or relocation would cause 
significant environmental effects? 

b) Result in a determination by the wastewater treatment provider that serves or may service the 
project that it has adequate capacity to serve the project’s projected demand in addition to the 
provider’s existing commitments? 

 
Solid Waste 

a) Generate solid waste in excess of State or Local standards, or in excess of the capacity of local 
infrastructure, or otherwise impair the attainment of solid waste reduction goals? 

b) Comply with federal, state, and local management and reduction statutes and regulations related 
to solid wastes including the CIWMP (County Integrated Waste Management Plan)? 

 
Utilities 
Impact the following facilities requiring or resulting in the construction of new facilities or the expansion 
of existing facilities, whereby the construction or relocation would cause significant environmental effects: 

a)  Electricity? 
b)  Natural gas? 
c)  Communications systems? 
d)  Street lighting? 
e)  Maintenance of public facilities, including roads? 
f)  Other governmental services? 
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2.21.3 Regulatory Framework 

 
Federal 
 
No federal regulations relevant to utilities and service systems are applicable to the proposed Project. 
 
State  
 
California Integrated Waste Management Act of 1989 
The California Integrated Waste Management Act of 1989 (Public Resources Code, Division 30), enacted 
through Assembly Bill (AB) 939 and modified by subsequent legislation, requires all California cities and 
counties to implement programs to reduce, recycle, and compost at least 50% of wastes by the year 
2000 (Public Resources Code Section 41780). CalRecycle determines compliance with this mandate to 
divert generated waste, including both disposed and diverted waste. 
 
In 2007, Senate Bill (SB) 1016 amended AB 939 to establish a per capita disposal measurement system. 
The per capita disposal measurement system is based on a jurisdiction’s reported total disposal of solid 
waste divided by its population. California’s Integrated Waste Management Board sets a target per capita 
disposal rate for each jurisdiction. Each jurisdiction must submit an annual report to California’s Integrated 
Waste Management Board with an update of its progress in implementing diversion programs and its 
current per capita disposal rate. 
 
California Assembly Bill 341 
Assembly Bill 341 was signed into law in October 2011, setting a 75% recycling goal for California by 
year 2020. The legislation mandates that all California commercial or public entities that generate 4 or 
more cubic yards of solid waste per week, and multifamily dwellings of 5 or more units, must arrange 
recycling services by and following July 1, 2012. Individual jurisdictions determined compliance measures 
and due dates. Per Public Resources Code Section 41821 (annual reporting), each jurisdiction is required 
to electronically report the progress achieved which is reviewed by CalRecycle. 
 
California Building Standards 
Title 24, Part 11 of the California Code of Regulations provides the California Green Building Standards 
Code (CALGreen). CALGreen §4.408.1 (Construction Waste Management) mandates recycle and/or 
salvage for reuse a minimum of 65% of the nonhazardous construction and demolition waste in 
accordance with §4.408.2. According to §4.408.2 (Construction Waste Management Plan), a construction 
waste management plan is required for the project, signed by the owner, in conformance with Items 1 
through 5 prior to issuance of a building permit. The construction waste management plan shall be 
updated as necessary upon approval by the enforcing agency and shall be available during construction 
for examination by the enforcing agency. 
 
Senate Bill 221 
Senate Bill (SB) 221, enacted in 2001 and codified in Government Code Section 66473.7, requires a 
county, city, or local agency to include a condition to any tentative subdivision map that a sufficient water 
supply will be available to serve the subdivision. The term “sufficient water supply” is defined as the total 
water supplies available during a normal year, single dry year, and multiple. dry years within a 20- year 
projection that would meet the proposed subdivision’s projected water demand, in addition to existing 
and planned future water uses, including agricultural and industrial uses, within the specified service 
area. SB 221 further requires any verification of projected water supplies to be based on entitlement 
contracts, capital outlay programs, and regulatory permits and approvals. 
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Regional and Local 
 
Riverside County General Plan 
The Riverside County General Plan includes various policies pertaining to utilities and service systems. 
Policies in the Air Quality Element, as well as the Multipurpose Open Space Element, including those 
related to water and energy resources, are applicable to the proposed Project: 
 
AQ 20.20 Reduce the amount of solid waste generation by increasing solid waste recycle, 

maximizing waste diversion, and composting for residential and commercial generators. 
Reduction in decomposable organic solid waste will reduce the methane emissions at 
County landfills. 

 
LU 5.3 Review all projects for consistency with individual urban water management plans.  
 
OS 1.1 Balance consideration of water supply requirements between urban, agricultural, and 

environmental needs so that sufficient supply is available to meet each of these demands.  
 
OS 2.1 Implement a water-efficient landscape ordinance and corresponding policies that promote 

the use of water efficient-plants and irrigation technologies, minimizes the use of turf, and 
reduces water-waste without sacrificing landscape quality.  

 
OS 11.4 Encourage site-planning and building design that maximizes solar energy use/potential in 

future development applications.  
 
OS 16.1 Continue to implement Title 24 of the California Code of Regulations, particularly Part 6 

and Part 11, as amended and adopted pursuant to County ordinance. Establish 
mechanisms and incentives to encourage architects and builders to exceed to energy 
efficiency standards within CCR Title 24.  

 
Countywide Integrated Waste Management Plan 
The Countywide Integrated Waste Management Plan (CIWMP) was prepared in accordance with the 
California Integrated Waste Management Act of 1989. To attain the waste reduction goals, AB 939 
established a planning hierarchy utilizing new integrated solid waste management practices.1 Riverside 
County revises the CIWMP every five years and publishes a Five-Year Review Report to ensure that the 
County’s waste management practices remain consistent with the hierarchy of waste management 
practices.  
 
 

2.21.4 Environmental Setting 
 
Water 
The Coachella Valley Water District (CVWD) provides domestic water to the Project area. Its primary 
source of water is groundwater extracted from deep wells within the Whitewater River Subbasin. CVWD 
is a Colorado River water importer and a State Water Project (SWP) contractor. The District provides 
water-related services to an approximately 640,000-acre service area, including domestic water delivery, 
irrigation water delivery and agricultural drainer, wastewater reclamation, stormwater protection, and 
groundwater replenishment.  

 
1  Riverside County Department of Waste Resources, https://www.rcwaste.org/business/planning/ciwmp 

(accessed April 2023).  
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Sewer 
The Project site and surrounding lands are served by CVWD Wastewater Reclamation Plant No. 4 (WRP-
4). WRP 4 is located two miles east of the Project site and is the District’s second largest wastewater 
reclamation plant in terms of treatment capacity, providing water reclamation service to approximately 
63,000 people in the cities of La Quinta, Mecca, Palm Desert, and Thousand Palms. The facility is 
permitted under an NPDES permit to discharge a maximum monthly average daily effluent flow of 9.9 
mgd to the Coachella Valley Stormwater Channel.  
 
WRP 4’s annual average influent flows have remained relatively constant over the past few years (2015-
2019), averaging 5.0 mgd. WRP 4 uses two secondary treatment systems operating in parallel to provide 
biochemical oxygen demand and total suspended solids (TSS) reduction: a lagoon treatment system with 
a permit capacity of 7.0 mgd and a Biola® activated sludge treatment system with a permit capacity of 
2.9 mgd. In addition to the secondary treatment systems, WRP 4 also has a headworks facility, a 
disinfection and dichlorination system, and solids handling facilities. 
 
Solid Waste 
Burrtec Waste and Recycling Services provides solid waste and recycling collection services to the 
unincorporated communities of Thermal and Mecca. In the Coachella Valley, Burrtec operates five 
transfer stations, five material recovery facilities, and one landfill.  
 
Burrtec transports solid waste to transfer stations, from which it is then transported to one of five County 
landfills that have available capacity. The Riverside County Department of Waste Resources operates 
five landfills: the Badlands landfill in Moreno Valley, the Blythe landfill, the Desert Center landfill, the 
Lamb Canyon landfill in Beaumont, and the Oasis landfill.  
 
Utilities 
Table 2.21-1 shows the service providers that will provide services to the proposed Project: 
 

Table 2.21-1 
Project Utility/Service Providers 

Utility / Service System Provider 
Electricity Imperial Irrigation District (IID) 

Water, sewer, flood control Coachella Valley Water District (CVWD) 
Natural Gas Southern California Gas Company (SoCalGas) 

Telecommunications Frontier Communications, Spectrum Communications 
 

2.21.5 Existing Conditions 
 
Water 
Development within the Project will be served by a private network of water lines that will connect to the 
existing public CVWD facilities. Currently, CVWD has a 30” water main within the Harrison Street right of 
way immediately west of the subject property that is available to serve the proposed Project.  
 
Sewer 
CVWD has a 42” gravity sewer main immediately north of the site within the Avenue 62 right of way. 
Connecting to this sewer main, the Project site will be served by CVWD Wastewater Reclamation Plant 
No. 4 (WRP-4), which is located 2.25 miles east of the subject property on the west bank of the Coachella 
Valley Stormwater Channel (CVSC). 
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Solid Waste 
Riverside County contracts with Burrtec for solid waste collection and disposal services in the Project 
area. There are two transfer stations in the Coachella Valley, both operated by Burrtec: the Coachella 
Transfer Station in Coachella, and the Edom Hill Transfer Station in Cathedral City. The Riverside County 
Waste Management Department (RCWMD) operates six active landfills and administers a contract for 
waste disposal at the privately operated El Sobrante Landfill. Solid waste from the Project site will be 
transported to a transfer station and/or one of three landfills: the El Sobrante Landfill, the Lamb Canyon 
Landfill, and the Badlands Landfill.  
 

The El Sobrante Landfill has a permitted capacity of 209,920,000 cubic yards, and a maximum daily 
throughput of 16,054 tons. As of April 2018, this landfill has a remaining capacity of 143,977,170 cubic 
yards. It accepts multiple waste types, including construction and demolition materials, as well as mixed 
municipal waste.2  
 

The Riverside County Lamb Canyon Landfill, which can also serve the eastern Coachella Valley, has a 
permitted capacity of 39,681,513 cubic yards and a maximum daily throughput of 5,000 tons per day. As 
of January 2015, this landfill has 19,242,950 cubic yards of remaining capacity. The Lamb Canyon 
Landfill is equipped to accept construction and demolition materials, mixed municipal waste, agricultural 
waste, as well as other types of solid waste.3  
 
The Badlands Sanitary Landfill, also operated by Riverside County, has a maximum permitted capacity 
of 82,300,000 cubic yards and a maximum permitted throughput of 5,000 tons per day. As of December 
2020, this landfill has a remaining capacity of 7,800,000 cubic yards.4 
 
Manure generated by the proposed equestrian center will be hauled by a private trucking company to the 
Salton City Solid Waste Site. This landfill is located approximately 25 miles southeast of the Project site 
and is operated by Burrtec. It has a total permitted capacity of 65,100,00 cubic yards, 1,264,170 cubic 
yards of remaining capacity, and a maximum daily throughput of 6,000 tons. This landfill is equipped to 
accept waste types including BioSolids, contaminated soil, and agricultural waste.5   
 
Utilities 
Electricity: Electricity is provided to the Project area by Imperial Irrigation District (IID). IID is California’s 
sixth-largest electrical utility, and its third largest public power utility. The IID 2020 power mix is comprised 
of 41% “eligible” renewable sources (including biomass and biowaste), 28.5% natural gas, 3.5% nuclear 
and 21.2% identified as unspecified sources for power purchased on the open market.  
 
Existing power lines occur on three of the rights-of-way bounding the Project site: Harrison Street, Avenue 
64, and Tyler Street, including high voltage transmission lines along the project’s southerly boundary.  
 
Natural Gas: Natural gas services in the Project area are provided by Southern California Gas Company 
(SoCalGas). Natural gas supplies are transported from Texas to the Coachella Valley through three east-
west trending gas lines, which cross the valley near and parallel to Interstate-10 and continue west to 
Los Angeles. The pipelines include one 30-inch line and two 24-inch lines, with pressures of 2,000 pounds 
per square inch (psi).  

 
2  CalRecycle, SWIS Facility/Site Activity Details, El Sobrante Landfill (33-AA-0217) 

https://www2.calrecycle.ca.gov/SolidWaste/SiteActivity/Details/2280?siteID=2402 (accessed June 2023).  
3  CalRecycle, SWIS Facility/Site Activity Details, Lamb Canyon Sanitary Landfill (33-AA-0007) 

https://www2.calrecycle.ca.gov/SolidWaste/SiteActivity/Details/2246?siteID=2368 (accessed June 2023).  
4 CalRecycle, SWIS Facility/Site Activity Details, Badlands Sanitary Landfill (33-AA-0006) 

https://www2.calrecycle.ca.gov/SolidWaste/SiteActivity/Details/2245?siteID=2367 (accessed June 2023). 
5  CalRecycle, SWIS Facility/Site Activity Details, Salton City Solid Waste Site (13-AA-0011) 

https://www2.calrecycle.ca.gov/SolidWaste/SiteActivity/Details/4186?siteID=598 (accessed June 2023).  
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There is currently no natural gas service directly to the Project site. According to consultation with 
SoCalGas, the closest high pressure natural gas lines are located on Monroe Street at Avenue 61, and 
on Polk Street at Avenue 58. 
 

Communications Systems: Frontier Communications will provide telephone service to the Project site. 
Cable television will be available to the site from Spectrum Communications.  
 

Streetlighting: There is one streetlight on the southeast corner of Tyler Street and Ave 62. There are no 
other streetlights in the Project vicinity.  
 

CVWD Middleton Reservoir 7802-1 Site  
The Project reservoir site, located 2.4± miles southwest of the Project site, currently hosts a CVWD 2.5 
mg tank and is planned and partially improved for multiple tanks. The reservoir site has sufficient electrical 
power to operate its existing and planned future tanks at this location. These facilities are fully serviced 
to the extent necessary and do not require sewer service, domestic water or other utilities. 
 
 

2.21.6 Project Impacts 
 

a) Require or result in the relocation or construction of new or expanded water, wastewater 
treatment or storm water drainage, whereby the construction or relocation would cause 
significant environmental effects? 

 

Water 
CVWD has an existing 30” water main within Harrison Street immediately west of the subject property 
that is available to serve the proposed Project. Development within the project will be served by a 
proposed internal network of lines that will connect to the existing public CVWD facilities. Currently, a 
private well exists on the subject site. The Project provides for up to four on-site CVWD well sites to serve 
the development’s water needs. Exhibit 2.21-1 shows the proposed network of private water lines and 
proposed CVWD well sites.  
 

The construction of these expanded water facilities will occur on the Project site, the entirety of which is 
currently in cultivation. Any potential environmental impacts associated with the construction would 
therefore already be accounted for in this EIR. Connection with the existing water main in Harrison Street 
would involve construction in the right of way but that street is already disturbed and partially paved; 
therefore, no significant environmental effects are expected to occur. As discussed in Section 2.21.6(b), 
below, CVWD is expected to have sufficient water supplies to serve the Project. Therefore, other than 
on-site extensions, the Project would not require relocation or construction of new or expanded facilities.  
 

Wastewater 
CVWD has a 42” gravity sewer main immediately north of the site within the Avenue 62 right of way. This 
sewer main connects to CVWD Wastewater Reclamation Plant No. 4 (WRP-4). The Project site would 
be served by connection to the Avenue 62 line and treatment at WRP-4, located 2.25 miles east of the 
subject property. Section 2.21.6(c,d) below discusses the treatment capacity available at WRP-4 to 
accommodate wastewater generated by the Project.  
 

The proposed development would require an extension from the existing 42” sewer main in Avenue 62 
into the Project site. As shown in Exhibit 2.21-2, the Project also proposes a 15” sewer main in the Tyler 
Street right of way, which would connect with the existing 42” main where Tyler Street intersects with 
Avenue 62. An internal system of sewer mains and two lift stations is also proposed. The proposed lift 
stations are planned in PA-4 (see Exhibit 1-8) and, although private facilities, will substantially comply 
with the regulations provided in the CVWD Development Design Manual, including a minimum separation 
of 100 feet between the lift station and any buildings or houses.6  

 
6  CVWD Development Design Manual (May 2022).  
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All the wastewater extensions and new facilities would occur on the Project site or in the adjacent right 
of way. Any environmental effects associated with the construction of sewer facilities on-site would 
already be covered by the analysis in this EIR. Given that Tyler Street and Avenue 62 are currently paved 
roads and are planned for improvements, construction of the proposed sewer main and point of 
connection in the existing right of ways is not expected to have significant environmental effects. Overall, 
the construction of new or expanded wastewater facilities on the Project site is expected to have less 
than significant impacts.  
 
Stormwater 
There are no tributary flows that pass through the Project site. Internally, the proposed Project will convey 
storm flows through the site via internal streets to on-site retention basins. The development is designed 
to retain all runoff from the 100-year storm on-site and will provide approximately 51-acres of retention 
area, dispersed across 13 basins in nine drainage areas. The Hydrology Report prepared for the Project 
estimates that 4,784,498 cubic feet of stormwater storage will be provided on the property. The Project 
will not rely on off-site stormwater facilities, and thus will not require construction or relocation of such 
facilities resulting in off-site environmental impacts. Impacts will be less than significant.  
 
CVWD Middleton Reservoir 7802-1 Site  
The Project reservoir site, located 2.4± miles southwest of the Project site, currently hosts a CVWD 2.5 
mg tank and is planned and improved for multiple tanks. The reservoir site has sufficient electrical power 
to operate its existing and planned future tanks at this location. These facilities are fully serviced to the 
extent necessary and do not require sewer service, domestic water or other utilities. Therefore, the 
Project will not require or result in the relocation or construction of new or expanded water facilities 
beyond the subject Project reservoir. Neither will the new reservoir require wastewater treatment or storm 
water drainage facilities. Construction and operation of the Project reservoir will have no adverse impacts 
on these facilities.  
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b) Have sufficient water supplies available to serve the project and reasonably foreseeable 
future development during normal, dry and multiple dry years? 

 

The entire subject property is currently in active agriculture for row crops. Irrigation water is imported from 
the Colorado River via the All-American Canal and the Coachella Branch Canal, and distributed to 
farmlands via the irrigation distribution system operated by the US Bureau of Reclamation (USBR) and 
CVWD. The current agricultural operation on the subject site uses approximately 2,000 acre-feet per year 
of water.7 
 

A Water Supply Assessment/Water Supply Verification (WSA/WSV) was prepared for the proposed 
Project and approved by CVWD in July of 2023 (see Appendix M). The WSA/WSV projected the water 
demand from the development of the approximately 619.1-acre site to include up to 1,362 dwelling units 
(including 320 RV spaces), 285,000 square feet of commercial uses, a 150 key hotel, 10,687,444 square 
feet of landscaping/open space, and 372,720 square feet of outdoor recreational water uses. Water 
demand was calculated using demand factors from the California Water Code, the American Water 
Works Association Research Foundation’s (AWWARF’s) Commercial and Industrial End Uses of Water, 
equine industry standards, and CVWD’s Landscape Ordinance No.1302.5. Based on these factors, Table 
2.21-2 shows the total projected water demand in acre-feet per year.  
 

Table 2.21-2 
Projected Total Water Demand 

Planning 
Area 

Land Area 
(acres) 

Indoor 
Residential 

Demand  
(AFY) 

Indoor 
Commercial  

and Industrial 
Demand  

(AFY) 

Outdoor 
Irrigation 
Demand  

(AFY) 

Outdoor 
Recreational 

Demand 
(AFY) 

Total Water 
Demand 

(AFY) 

PA-1 223.10  126.89 513.32  640.20 
PA-2 194.30 21.96  415.57 12.67 450.20 
PA-3 69.50 64.87  109.01 11.11 184.99 
PA-4 41.10 136.40  46.88 0.80 184.08 
PA-5 54.40 56.56 40.59 46.54 49.60 193.28 
PA-6 21.40  63.80 15.26  79.06 
ROW 15.30 - - 21.82 - 21.82 
Total 619.10 279.79    1,753.63 

Source: Thermal Ranch Specific Plan Water Supply Assessment/Verification, April 2023. 
 

As shown in the table above, the Project is expected to use 1,753.63 acre-feet of water per year (AFY). 
The primary source of water for the Project will be supplied by CVWD’s domestic system, which extracts 
groundwater from the local aquifer. This source will serve all of the Project’s indoor residential and 
commercial demand, as well as the outdoor recreational demand, which includes swimming pools. The 
Project’s demand for domestic (potable) water will total 590.25 AFY.  
 

The other water sources serving the Project will be canal water (imported from the Colorado River) or 
CVWD’s non-potable system, with private well water available as a backup source if needed. These non-
potable sources will serve the Project’s outdoor irrigation demand, which includes landscaping and dust 
control management. Landscaping in the proposed development will adhere to the water conservation 
goals of the California Department of Water Resources (DWR) Model Efficient Landscape Ordinance 
(MWELO) and the Coachella Valley Water District (CVWD) MWELO (Ordinance No. 1302.4), including 
the use of climate-appropriate drought tolerant plants. The Project’s water demand for outdoor irrigation 
will total 1,168.73± AFY.  

 
7  Personal communication, John Powell, Peter Rabbit Farms and current leasee and grower on the subject 

property. April 6, 2023. 
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As previously stated, the current on-site agricultural operation uses approximately 2,000 AFY of irrigation 
water imported from the Colorado River. The projected water demand for the proposed development is 
1,753.63 AFY. The Project would therefore result in approximately 12% less water demand than the 
existing use, albeit from a broader mix of water sources.  
 
According to the WSA/WSV prepared for the Project, CVWD’s urban water demand was 101,546 acre-
feet (AF) for 2021, and the projected urban water demand by 2045 is 148,166 AF. The Project’s water 
demand of 1,753.63 AFY accounts for approximately 3.8% of the total planned increases in demand of 
46,620 AF by 2045. The WSA/WSV, as approved by CVWD on July 13, 2023, provides an assessment 
and verification of the availability of sufficient water supplies during normal, single-dry, and multiple-dry 
years overs a 20-year projection to meet the projected demands of the Project, in addition to existing and 
planned future water demands of CVWD. Therefore, the water supplier has sufficient water supplies 
available to serve the Project and reasonably foreseeable future development during normal, dry and 
multiple dry years. Impacts will therefore be less than significant.  
 
CVWD Middleton Reservoir 7802-1 Site  
The Project reservoir will not in and of itself affect water supplies, Project impacts to which are described 
above. Therefore, impacts to local and regional water supplies will be less than significant.  
 
Sewer 

a) Require or result in the construction of new wastewater treatment facilities, including 
septic systems, or expansion of existing facilities, whereby the construction or relocation 
would cause significant environmental effects? 
b) Result in a determination by the wastewater treatment provider which serves or may serve 
the project that it has adequate capacity to serve the project’s projected demand in addition 
to the provider’s existing commitments? 

 

Wastewater in the Project area is managed by CVWD. Table 2.21-3 shows the quantity of wastewater, 
in gallons per day, that is projected to be generated by the proposed Project during operations.  
 

Table 2.21-3 
Projected Wastewater Generation 

Land Use Quantity Generation Factors1 Wastewater 
Generation (gpd) 

Residential 1,362 dwelling units 250 gpd per equivalent 
dwelling unit (EDU) 340,500 

RV Spaces 320 spaces 1 space = 0.2 EDU 2 16,000 
Hotel 150 hotel keys 1 key = 0.5 EDU  3 18,750 

Commercial 285,000 square feet 4 100 gpd per 1,000 SF  28,500 
Total gallons per day (gpd) of wastewater: 403,750 

1 Residential, RV, and hotel wastewater generation factors from CVWD Regulations Governing Sanitation Service 
(February 2021), p. A-2. Commercial wastewater generation factor based on comparable projects.  
2 (320 space x 0.2 EDU) x 250 = 16,000 gpd 
3 (150 keys x 0.5 EDU) x 250 = 18,750 gpd 
4 Includes office space.  

 
As previously stated, wastewater from the Project will be conveyed to CVWD Wastewater Reclamation 
Plant No. 4 (WRP-4), which has average influent flows of 5.0 million gallons per day (5,000,000 gpd). 
Based on wastewater generation factors from CVWD and comparable projects, the Project is projected 
to generate 403,750 gallons per day of wastewater, as shown in the above table. This represents 
approximately 8% of the current average daily influent flow at WRP-4, or a combined total of 5.40 mgd. 
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This combined Project wastewater and current daily influent would remain well below WRP-4’s maximum 
capacity of 9.9 mgd. Accordingly, the wastewater reclamation plant would have sufficient capacity to treat 
the wastewater generated by the Project.  
 
The Project would therefore not require the construction of new or expanded wastewater treatment 
facilities, and impacts would be less than significant. As stated above, in Section 2.21.6(a), the extension 
of sewer lines into the Project site and in adjacent right of ways would also have less than significant 
impacts.  
 
CVWD Middleton Reservoir 7802-1 Site  
The Project reservoir site, located 2.4± miles southwest of the Project site, currently hosts a CVWD 2.5 
mg tank and is planned and improved for multiple tanks. The Project reservoir will not require wastewater 
treatment facilities and development and operation of the project reservoir will have no impact on local 
or regional wastewater collection and/or treatment facilities. 
 
Solid Waste 

a) Generate solid waste in excess of State or local standards, or in excess of the capacity of 
local infrastructure, or otherwise impair the attainment of solid waste reduction goals. 
b) Comply with federal, state, and local management and reduction statutes and regulations 
related to solid wastes including the CIWMP (County Integrated Waste Management Plan)? 

 
The proposed Project will generate solid waste during the construction and operational phases. Solid 
waste generation resulting from construction activities would be short term, and local landfills would have 
sufficient capacity to accommodate it. Construction debris must be disposed of in accordance with local 
and state requirements. Additionally, CalGreen requires that a minimum of 65% of construction waste 
materials are reused or recycled. During operations, the Project would result in the generation of solid 
waste associated with residential uses and commercial uses, as well as manure/bedding generated by 
the equestrian center. Using solid waste generation factors from CalRecycle, Table 2.21-4 shows the 
estimated waste that the Project would generate on a daily basis once operational.  
 

Table 2.21-4 
Projected Solid Waste Generation 

Land Use1 Daily Generation Rate Proposed 
Development Total (lbs per day) 

Single Family Residential 10 lbs/dwelling unit/day 132 units 1,320 
Multi-Family Residential2 5 lbs/dwelling unit/day 1,550 units 7,750 
Office 0.006 lbs/sq ft/day 10,000 sq ft 60 
Restaurant 0.005 lbs/sq ft/day 99,750 sq ft 498.75 
Commercial Retail 5 lbs/1000 sq ft/day 175,250 sq ft 876.25 
Hotel 2 lbs/room/day 150 rooms 300 

Subtotal:  10,805 
With 50% solid waste diversion:  5,402.5 

Equestrian Stables 50 lbs/horse/per day 2,700 stalls 135,000 
Total: 140,402.5 

1 Land use assumptions are based on the Thermal Ranch Specific Plan WSA/WSV (July 2023). 
2 For the purpose of projecting solid waste generation, multi-family residential includes the proposed housing, 
workforce housing, RV spaces, and condos proposed for Planning Area 3, 4a, 4b, and 5a, consistent with the 
WSA/WSV prepared for the Project.  
Source: Estimated Solid Waste Generation Rates for Warehouse/Manufacturing (May 1997), CalRecycle 
https://www2.calrecycle.ca.gov/wastecharacterization/general/rates (accessed June 2023); Horse Manure 
Management Plans (September 2020), Michigan State University https://www.canr.msu.edu/resources/horse-manure-
management-plans (accessed June 2023). 
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Residential and Commercial Solid Waste 
Assembly Bill (AB) 939 requires a 50% diversion of solid waste from landfills. Accounting for this 
diversion, the Project is estimated to generate approximately 5,402.5 pounds of solid waste per day 
(985.96 tons per year) from household and commercial sources that be collected by Burrtec and will go 
to an area landfill. The El Sobrante Landfill has a remaining capacity of 143,977,170 cubic yards, the 
Lamb Canyon Landfill has a remaining capacity of 19,242,950 cubic yards, and the Badlands Landfill has 
7,800,000 cubic yards of remaining capacity. Household and commercial waste generated by the Project 
would contribute approximately 0.014% annually8 to the El Sobrante Landfill’s remaining capacity, 0.1% 
annually to the Lamb Canyon Landfill’s remaining capacity, or 0.25% of the Badlands remaining capacity.  
 
Based on the Project’s estimated operational waste stream, it would not exceed the landfill capacity. 
Household and commercial waste generated by the Project would not constitute of significant demand 
for remaining landfill capacity. 
 
Manure 
As shown in Table 2.21-4, the proposed equestrian stables would generate approximately 135,000 
pounds of manure/bedding per day. This manure and shavings would be removed from the site on a daily 
basis and would be transported by a licensed trucking company to the Salton City Solid Waste Site. This 
solid waste landfill, operated by Burrtec, has a daily throughput capacity of 6,000 tons. During peak 
operations at the equestrian center, the daily generation of 135,000 pounds (67.5 tons) of manure would 
contribute 1.125% of the landfill’s daily throughput capacity of 6,000 tons. 
 

As of September 2018, the Salton City Solid Waste Site has a remaining capacity of 1,264,170 cubic 
yards. While the proposed equestrian center is estimated to generate 135,000 pounds of manure per day 
during peak operations, no horses will be boarded on-site during the May to October off-season, and 
therefore no manure would be generated during these months. Assuming that up to 2,700 horses are 
boarded on-site only during the seven-month event season, then the equestrian center would generate 
28,620,000 pounds or 286,200 cubic yards of manure annually. The Project’s estimated manure 
generation would therefore contribute approximately 22% annually to the total remaining capacity of the 
Salton City Solid Waste Site.  
 

It is important to note that manure is biodegradable and can be composted and reused for applications 
such as fertilizer. While the manure generated by the Project is currently expected to be hauled to the 
Burrtec-operated Salton City Waste Site, alternative methods of disposal and reuse are available in the 
Coachella Valley. For example, the manure could be composted at existing composting facilities in the 
area, such as the Burrtec-operated Coachella Valley Compost facility located east of Indio which accepts 
manure and has a max permitted throughput of 985 tons per day.9 
 

While the manure generated by the proposed equestrian center will not constitute a significant portion of 
the daily capacity of the Salton City Solid Waste Site, it will use a substantial portion of the remaining 
capacity of the waste facility. However, given that the manure could, in the future, instead be transported 
to a composting facility, it is not expected to exceed State or local standards, or otherwise impair the 
attainment of solid waste reduction goals in the long term. Overall, even in the absence of alternative 
methods of disposal and reuse, impacts related to the generation of manure will be less than significant.  

 
8  The Project would generate 19,719.13 cubic yards per year of solid waste assuming that 1 CY of 

commercial and residential recyclable solid waste is equivalent to 100 lbs (averaged). “Volume to Weight 
Conversion Factors,” US EPA Office of Resource Conversion and Recovery (April 2016) 
https://www.epa.gov/sites/default/files/2016-
04/documents/volume_to_weight_conversion_factors_memorandum_04192016_508fnl.pdf (accessed July 
2023).  

9  CalRecycle Solid Waste Information System (SWIS) Coachella Valley Compost (33-AA-0292) 
https://www2.calrecycle.ca.gov/SolidWaste/SiteActivity/Details/2339?siteID=2460 (accessed August 2023).  
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Solid Waste Reduction and Management 
The Project, as well as Riverside County and Burrtec, are required to comply with all applicable solid 
waste management statutes and regulations. The Project must also comply with all applicable policies in 
the Countywide Integrated Waste Management Plan. Household and commercial solid waste generated 
by the Project will not interfere with the County’s compliance with AB 939 or other applicable regulations. 
Project impacts related to solid waste will be less than significant.  
 
CVWD Middleton Reservoir 7802-1 Site  
The Project reservoir site, located 2.4± miles southwest of the Project site, currently hosts a CVWD 2.5 
mg tank and is planned and improved for multiple tanks. The Project reservoir will require the shifting of 
the existing earthen berm 35± feet to the north to accommodate the new reservoir. Limited additional site 
improvements and the reservoir’s construction will generate limited but highly recyclable wastes, 
including concrete and steel. Related construction wastes will not exceed any local or state standards, 
and will comply with applicable federal, state and local waste stream management. Impacts will be less 
than significant. 
 
Utilities 

Would the project impact the following facilities requiring or resulting in the construction 
of new facilities or the expansion of existing facilities, whereby the construction or 
relocation would cause significant environmental effects? 
 

a. Electricity? 
Power distribution lines are currently located immediately adjacent to the Project site, along Harrison 
Street, and Tyler Street. High-voltage transmission lines located on the subject property along Avenue 
64. The Project includes the construction of an IID substation near the southeastern corner of the property 
that would support the Project and other lands in the area. This substation would occur within the Project 
site on a parcel that would be conveyed to IID, and which has already been heavily disturbed by ongoing 
agriculture. As discussed in Section 2.3, the future IID substation would have a less than significant 
impact on viewsheds and area aesthetic resources. Construction of a substation within the site would 
have no additional environmental impacts beyond those analyzed for the Project in this EIR. Impacts 
associated with the provision of electricity facilities would therefore be less than significant.  
 

b. Natural Gas? 
The nearest natural gas lines to the Project site are located on Monroe Street at Avenue 61, 
approximately 3.5 miles west of the subject site, and on Polk Street at Avenue 58, approximately 4 miles 
northeast. Distribution lines will be required to extend to the Project site; however, the extension of gas 
lines will occur within the existing, previously disturbed road rights-of-way, and therefore will have a less 
than significant impact on the environment.  
 

c. Communications Systems? 
It is expected that extension of telecommunication lines will occur within existing road rights-of-way and 
will have a less than significant impact on the environment. 
 

d. Street Lighting? 
There is an existing streetlight at the intersection of Ave 62 and Tylor Street. As previously stated, electric 
power is readily available to the subject property. This will allow the immediate and on-going installation 
of street lighting, as needed. Given that existing power lines are present on three of the four site 
boundaries, no significant impacts would occur due to the addition of street lighting. 
 
Project lighting will be provided in accordance with County standards. As deemed appropriate by the 
County, a Lighting, Landscape and Maintenance District (LLMD) may be established for the Project, 
which could include the maintenance of streetlights.   
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e. Maintenance of public facilities, including roads? 
The maintenance of public facilities, including roads, power lines, irrigation lines, and other infrastructure, 
is expected to occur within the existing and future road rights-of-way and easements, in areas that have 
already been heavily disturbed by existing infrastructure and the ongoing agriculture on the subject site. 
The maintenance of these public facilities is therefore not expected to result in significant environmental 
impacts.  
 

f. Other governmental services? 
No other governmental services that may be provided to the proposed Project are expected to result in 
significant environmental impacts.  
 
CVWD Middleton Reservoir 7802-1 Site  
The Project reservoir site currently is provided electrical power by the Imperial Irrigation District (IID) and 
is also supported by CVWD telemetry. The Project reservoir site has been improved for multiple tanks 
and will not require any new utility service or access, and therefore no new construction that could have 
adverse impacts. There will be no impacts in this regard.  
 
 

2.21.7 Mitigation Measures  
 
The Project will have less than significant impacts related to utilities and services systems, and therefore 
will not require mitigation measures.  
 
 

2.21.8 Significance After Mitigation 
 
The Project will have less than significant impacts related to utilities and service systems. 
 
 

2.21.9 Cumulative Impacts 
 
Development facilitated by the proposed Project, in combination with other development within the 
service boundaries of utility providers, would increase demand on utilities and service systems including 
water, wastewater, electricity, natural gas, and solid waste. This increased demand would occur 
incrementally and cumulatively. As demand eventually requires the construction of new or expanded 
facilities, the environmental impacts associated with this construction would need to be evaluated on a 
case-by-case basis.  
 
Utility providers have prepared plans and policies to anticipate growth in order to prevent cumulatively 
considerable impacts from new development. Private utility companies such as IID and SoCalGas 
respond to growth according to demand. Their service provision would therefore increase incrementally 
as demand for electricity and natural gas in the eastern Coachella Valley increases. This will ensure that 
while the Project will incrementally increase demand on these utilities, this demand would not be 
cumulatively considerable.  
 
Likewise, the urban and regional water management planning efforts undertaken by CVWD and other 
Coachella Valley providers ensure that the District can provide adequate water supplies and that they 
will be available to meet future demand during normal, single-dry, and multiple-dry years over the next 
20 years. The CVWD-approved WSA/WSV confirms that while the Project will incrementally increase 
demand for water supplies, this demand would not be cumulatively considerable.  
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Cumulative development in the Project area would also increase the generation of solid waste, increasing 
demand for solid waste collection services as well as the rate at which remaining capacity at existing 
landfills is used. Future development will be subject to local and state policies and regulations pertaining 
to solid waste, including waste diversion via recycling and composting of organics. Given that the solid 
waste generated by the Project would contribute approximately 0.1 percent per year to the remaining 
capacity at the Lamb Canyon landfill and 22 percent per year to the remaining capacity of the Salton City 
landfill, the Project’s impacts would be incremental and would not be cumulatively considerable.  
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2.22 Wildfire 
 

2.22.1 Introduction 
 
This section of the EIR describes the potential for the proposed Thermal Ranch Specific Plan to exposure 
people or property to potential wildfires. This section provides an overview of existing wildfire conditions 
within the Specific Plan planning area and surrounding region and analyses potential wildfire hazards 
that could result from Specific Plan implementation. The regulatory environment and thresholds of 
significance are described below.  
 

2.22.2 Thresholds of Significance 
 
The thresholds of significance analyzed herein have been taken from Appendix G of the State CEQA 
Guidelines. For purposes of this EIR, the analysis considers if the proposed Project is located in or near 
a State Responsibility Area (“SRA”), lands classified as very high fire hazard severity zone, or other 
hazardous fire areas that may be designated by the Fire Chief, would the project: 
 

a) Substantially impair an adopted emergency response plan or emergency evacuation plan? 
b) Due to slope, prevailing winds, and other factors, exacerbate wildfire risks, and thereby expose 

project occupants to pollutant concentrations from a wildfire or the uncontrolled spread of a 
wildfire? 

c) Require the installation or maintenance of associated infrastructure (such as roads, fuel breaks, 
emergency water sources, power lines or other utilities) that may exacerbate fire risk or that may 
result in temporary or ongoing impacts to the environment? 

d) Expose people or structures to significant risks, including downslope or downstream flooding or 
landslides, as a result of runoff, post-fire slope instability, or drainage changes? 

e) Expose people or structures either directly or indirectly, to a significant risk of loss, injury, or death 
involving wildland fires? 

 
2.22.3 Regulatory Framework 

 
Federal 
 
There are no applicable federal regulations pertaining to wildfire hazards. The Project site and the future 
Project reservoir site are located in fire hazard safety zones that are local and state responsible areas. 
 
State  
 
Uniform Fire Code 
The Uniform Fire Code, Article 80 (Section 80.103 as adopted by the State Fire Marshal pursuant to 
Health and Safety Code Section 13143.9), includes specific requirements for the safe storage and 
handling of hazardous materials and for mixing of incompatible chemicals, and specifies specific design 
features to reduce the potential for a release of hazardous materials that could affect public health or the 
environment. 
 
CAL FIRE 
CAL FIRE maps identify fire hazard severity zones in the state and local responsibility areas. Wildland 
fire protection in California is the responsibility of either the state, local government, or the federal 
government. A Designated Safety Responsibility Area (SRA) is the area “in which the financial 
responsibility of preventing and suppressing fires is primarily the responsibility of the state” (Public 
Resources Code Section 4125). Local responsibility areas (LRA) include incorporated cities, cultivated 
agricultural lands, and portions of the desert. LRA fire protection is typically provided by city and county 
fire departments, fire protection districts, and by CAL FIRE under contract to local government.  
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California Department of Forestry and Fire Protection (CAL FIRE) 
CAL FIRE protects the people of California from fires, responds to emergencies, and protects and 
enhances forest, range, and watershed values providing social, economic, and environmental benefits to 
rural and urban citizens. Its firefighters, fire engines, and aircraft respond to an average of more than 
5,600 wildland fires each year.1  
 
The Office of the State Fire Marshal (OSFM) supports CAL FIRE’s mission by focusing on fire prevention. 
It provides support through a wide variety of fire safety responsibilities including by regulating buildings 
in which people live, congregate, or are confined; by controlling substances and products which may, in 
and of themselves, or by their misuse, cause injuries, death, and destruction by fire; by providing 
statewide direction for fire prevention in wildland areas; by regulating hazardous liquid pipelines; by 
reviewing regulations and building standards; and by providing training and education in fire protection 
methods and responsibilities.2  
 
State Fire Regulations  
Fire regulations for California are established in Sections 13000 et seq. of the California Health and 
Services Code and include regulations for structural standards (similar to those identified in the California 
Building Code); fire protection and public notification systems; fire protection devices such as 
extinguishers and smoke alarms; standards for high-rise structures and childcare facilities; and fire 
suppression training. The State Fire Marshal is responsible for enforcement of these established 
regulations and building standards for all state-owned buildings, state-occupied buildings, and state 
institutions within California.3  
 
California Fire Plan  
The Fire Plan is a cooperative effort between the State Board of Forestry and Fire Protection and the 
California Department of Forestry and Fire Protection. By placing the emphasis on what needs to be 
done long before a fire starts, the Fire Plan looks to reduce firefighting costs and property losses, increase 
firefighter safety, and to contribute to ecosystem health.4 The current strategic Fire Plan for the State of 
California plan was updated in August 2018.5  
 
California Public Resources Code (Fire Hazard Severity Zones – Sections 4201–4204) 
Public Resources Code (PRC) Sections 4201–4204 and Government Code Sections 51175–89 direct 
CAL FIRE to map areas of significant fire hazards based on fuels, terrain, weather, and other relevant 
factors.6 These zones, referred to as fire hazard severity zones (FHSZ), define the application of various 
mitigation strategies to reduce risk associated with wildland fires. Lands approximately two miles 
southwest of the Project site are designated as a fire hazard severity zone within the State Responsibility 
Area.7 See Exhibit 2.22-1 below. 
 

 
1  CAL FIRE Website – About CAL FIRE, http://calfire.ca.gov/about/about, Accessed May 2023.  
2  Ibid.  
3  Office of the State Fire Marshal Regulated Occupancies: Authority, Responsibility, Inspection Frequency, 

Ability to Modify Regulations Locally Ability to Charge an Inspection Fee by Office of the State Fire Marshal 
(2011).  

4  CAL FIRE Website – About CAL FIRE, https://www.fire.ca.gov/about-us/, Accessed May 2023. 
5  2019 Strategic Fire Plan for California By State Board of Forestry and Fire Protection, California Department 

of Forestry and Fire Protection (CAL FIRE) (January 22, 2019). 
6  Chapter 49 Requirements for Wildland-Urban Interface Fire Areas, https://up.codes/viewer/california/ca-fire-

code-2016/chapter/49/requirements-for-wildland-urban-interface-fire-areas#49, Accessed May 2023. 
7  Fire Hazard Severity Zone Online GIS Map by CAL FIRE, http://egis.fire.ca.gov/FHSZ/, Accessed May 2023.  
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California Fire Code  
The 2019 California Fire Code (Title 24, Part 9 of the California Code of Regulations) establishes 
regulations to safeguard against the hazards of fire, explosion, or dangerous conditions in new and 
existing buildings, structures, and premises.8 The Fire Code also establishes requirements intended to 
provide safety for and assistance to firefighters and emergency responders during emergency operations. 
The provisions of the Fire Code apply to the construction, alteration, movement, enlargement, 
replacement, repair, equipment, use and occupancy, location, maintenance, removal, and demolition of 
every building or structure throughout California.  
 
The Fire Code includes regulations regarding fire-resistance-rated construction, fire protection systems 
such as alarm and sprinkler systems, fire services features such as fire apparatus access roads, means 
of egress, fire safety during construction and demolition, and wildland-urban interface areas. The County 
has adopted the California Fire Code as part of its building regulations (Riverside County Health and 
Safety Code Chapter 8.32 Fire Code) and implements these standards through its building permit 
process.9 
 
Senate Bill 1241 
In 2012, Senate Bill 1241 added Section 66474.02 to Title 7 Division 2 of the California Government 
Code, commonly known as the Subdivision Map Act.10 The statute prohibits subdivision of parcels 
designated very high fire hazard, or that are in a State Responsibility Area, unless certain findings are 
made prior to approval of the tentative map. The statute requires that a city or county planning 
commission make three new findings regarding fire hazard safety before approving a subdivision 
proposal. The three findings are, in brief: (1) the design and location of the subdivision and its lots are 
consistent with defensible space regulations found in Public Resources Code – PRC Section 4290-91, 
(2) structural fire protection services will be available for the subdivision through a publicly funded entity, 
and (3) ingress and egress road standards for fire equipment are met per any applicable local ordinance 
and PRC Section 4290. 
 
Regional and Local 
 
Riverside County Multi-Jurisdictional Local Hazard Mitigation Plan (2018) 
Pursuant to the requirements of the Disaster Mitigation Act of 2000, the Riverside County Multi-
Jurisdictional Hazard Plan (MJHMP) was prepared to identify the County’s hazards, review and assess 
past disaster occurrences, estimate the probability of future occurrences and set goals to mitigate 
potential risks to reduce or eliminate long-term risk to people and property from natural and man-made 
hazards.11 The County General Plan Safety Element incorporates relevant MJHMP mitigation strategies 
in the Goals, Policies and Programs. 
 
Riverside County General Plan 
 
S 5.1  Develop and enforce construction and design standards that ensure that proposed 

development incorporates fire prevention features through the following: 
a.  All proposed development and construction within Fire Hazard Severity Zones shall be 

reviewed by the Riverside County Fire and Building and Safety departments. 

 
8  2019 California Fire Code by California Building Standards Commission.  
9  Riverside County Health and Safety Code Section 8.32 – Fire Code 
10  Senate Bill No. 1241, http://leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=201120120SB1241, 

Accessed May 2021.  
11   Multi-Jurisdictional Local Hazard Mitigation Plan, County of Riverside, Emergency Management Department. 

July 2018.  
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b.  All proposed development and construction shall meet minimum standards for fire safety 
as defined in the Riverside County Building or County Fire Codes, or by County zoning, 
or as dictated by the Building Official or the Transportation Land Management Agency 
based on building type, design, occupancy, and use. 

c.  In addition to the standards and guidelines of the California Uniform Building Code and 
California Uniform Fire Code fire safety provisions, continue to implement additional 
standards for high-risk, high occupancy, dependent, and essential facilities where 
appropriate under the Riverside County Fire Code (Ordinance No. 787) Protection 
Ordinance. These shall include assurance that structural and nonstructural architectural 
elements of the building will not impede emergency egress for fire safety 
staffing/personnel, equipment, and apparatus; nor hinder evacuation from fire, including 
potential blockage of stairways or fire doors. 

 
S 5.6  Demonstrate that the proposed development can provide fire services that meet the minimum 

travel times identified in Riverside County Fire Department Fire Protection and EMS Strategic 
Master Plan. 

 
 

2.22.4 Environmental Setting 
 
Wildfire is a nonstructural fire that occurs in vegetative fuels, excluding prescribed fire. Wildfires can occur 
in undeveloped areas and spread to urban areas where the landscape and structures are not designed 
and maintained to be ignition resistant. A wildland-urban interface is an area where urban development 
is located in proximity to open space or “wildland” areas. The potential for wildland fires represents a 
hazard where development is adjacent to open space or within proximity to wildland fuels or designated 
fire severity zones.  
 
The California Department of Forestry and Fire Protection (Cal Fire) has mapped areas of significant fire 
hazards in the state through its Fire and Resources Assessment Program (FRAP). These maps place 
areas of the state into different fire hazard severity zones (FHSZ) based on a hazard scoring system 
using subjective criteria for fuels, fire history, terrain influences, housing density, and occurrence of 
severe fire weather where urban conflagration could result in catastrophic losses.  
 
As part of this mapping system, land where CAL FIRE is responsible for wildland fire protection and 
generally located in unincorporated areas is classified as a State Responsibility Area (SRA). Federal 
lands within the planning area are classified as Federal Responsibility Area (FRA). Where local fire 
protection agencies, such as the County Fire Department, are responsible for wildfire protection, the land 
is classified as a Local Responsibility Area (LRA).  
 
CAL FIRE currently identifies the planning area as an LRA, with SRA and FRA lands occurring to the 
southwest and to the immediate south, respectively. In addition to establishing local, state or federal 
responsibility for wildfire protection in a specific area, CAL FIRE designates areas as very high fire hazard 
severity (VHFHS) zones or non-VHFHS zones. None of the lands in the Project planning area are 
designated as a fire hazard severity zone within an LRA or a SRA.12 Portions of the Native American 
lands located south of the Project site are within a Federal Responsible Area (FRA), where fire protection 
is provided by the US Bureau of Indian Affairs (BIA) in cooperation with other federal, state, county, local 
government, and Tribal governments, providing interagency wildland fire assistance, and assisting with 
federally-declared disasters through emergency support functions. 
 

 
12  Fire Hazard Severity Zone Online GIS Map by CAL FIRE, http://egis.fire.ca.gov/FHSZ/, Accessed May 2021.  
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Climate and wind patterns primarily control the direction and the spread of wildland fire, and affect fire 
behavior by reducing fuel moisture, increasing the oxygen supply for combustion, preheating the fuels, 
and bending the flames closer to the unburned fuels ahead of the fire. The Coachella Valley, including 
the planning area, is exposed to frequent gusty winds. Prevailing winds in the region are west to east; 
however, seasonally strong southeast and northeast winds also affect the area.  
 
Strongest winds occur most often in the spring and summer, with late summer and fall Santa Ana winds. 
Santa Ana winds occur when air from a region of high pressure over the dry, desert southwestern flows 
westward towards low pressure located off the coast. This creates dry winds that flow east to west through 
the deserts and mountain passages in Southern California.  
 
 

2.22.5 Existing Conditions 
 
The County and Project planning area are exposed to fire-related hazards from two potential sources: 
wildfires and fires that occur in urban settings. Wildfire hazards are highest in areas of the community 
near the wildland-urban interface (WUI). The California Department of Forestry and Fire Protection (Cal-
Fire) ranks fire hazard of wildland areas of the state by Fire Threat Zones using four main criteria: fuels, 
weather, assets at risk, and level of service. Southern portions of the valley that border the Santa Rosa 
Mountain foothills are susceptible to the risk of wildland fires. Within the planning area, the nearest Fire 
Threat Zones are in the foothills and are moderate to very high, as shown in Figure 2.22-1. 
 

Figure 2.22-1 
Fire Threat Zones in Planning Area 

 
Source: California Department of Forestry and Fire Protection (Cal-Fire) 

 
Being located in the State of California, there is always some potential for wildfire in vegetated areas or 
wildland-urban interface (WUI). To reduce the wildfire risk, the County has incorporated state 
requirements with the adoption of the 2019 edition of the California Building Standards Code and the 
2019 edition of the California Fire Code. In addition, the County has adopted an emergency response 
plan which established procedures for fire conditions.    
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CVWD Middleton Reservoir 7802-1 Site  
The Project reservoir site is located on the lower slopes of the Martinez Canyon alluvial fan at an elevation 
of 61± feet above mean sea level in an area of very sparse vegetation and extensive agriculture and 
other land conversions. Lands to the north, south and east are in agriculture, while lands to the west of 
the reservoir site are comprised of braided streams and light vegetation. The nearest portion of the Santa 
Rosa Mountains foothills are located 0.60± miles to the west. The reservoir site is located in an area 
mapped as having a moderate wildfire risk and is under state jurisdiction. The site is improved for multiple 
tanks, with one 2.5 mg tank having been built to date. The multi-tank site is surrounded by a 25-foot 
earthen berm and the site has very little to no vegetation. 
 

2.22.6 Project Impacts 
 
As noted above, the proposed project is not located within or in proximity to a designated fire hazard 
zone. The Project site is entirely in active cultivation and includes four sheds and one enclosed shop 
building. Lands surrounding the subject property are comprised of those in active agriculture, fallow ag 
lands, ranch and equestrian development, The Thermal Club and vacant lands. Fallow and vacant lands 
are vegetated to varying degrees with native and invasive species of grasses and shrubs, including lands 
south of the Ave 64 right of way and lands on the west side of Harrisons Street and south of the mid-
section line.  
 
The development of the Thermal Ranch project will include the introduction of a variety of new structures, 
ranging from single family homes to larger buildings associated with commercial structures and the 
equestrian center. All new structures will be built in conformance with prevailing County and State 
Building Codes and Ordinances. The Project site is and will continue to be isolated from surrounding 
lands by arterial-scale roadways, which will serve to insulate the project from the effects of off-site fires 
and vice versa. 
 
The following discussion further assesses the potential wildfire risks and hazards that may be associated 
with the proposed project. 
 

a) Substantially impair an adopted emergency response plan or emergency evacuation plan? 
 
The County Multi-Jurisdictional Local Hazard Mitigation Plan directs the County’s emergency response 
efforts in the event of natural or manmade disasters. The main evacuation routes in the Project planning 
area include the Highway 86 Expressway and State Highway 111 accessed via Avenue 62, as well as 
Harrison Street, along with primary and minor arterial streets serving as secondary routes. The 
Jacqueline Cochran Regional Airport can also serve as an emergency response staging and air 
evacuation facility. 
 
Avenue 62 provides all-weather access across the Coachella Valley Stormwater Channel and intersects 
with Highway 1111 and Highway 86 on the east side of the channel. Highway 86 north provides a direct 
connection to US Interstate-10. Highway 111 provides all-weather channel crossing just north of Ave 58 
and extends northeast through Coachella, Indio and other valley communities located along the Santa 
Rosa Mountains. 
 
Future development facilitated by the proposed Project would be located on a site with existing access 
to public roadways and would not interfere with emergency response or evacuation of adjacent sites. Any 
alterations to roadways in the planning area would be required to demonstrate compliance with the 
County’s Fire Department requirements pertaining to access/egress to ensure adequate emergency 
access. These efforts would minimize the potential for a roadway design that could hinder emergency 
response or evacuation.  
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The proposed Project does not propose changes to existing emergency response/evacuation plans, and 
adherence to such plans will ensure that development pursuant to the Specific Plan would not physically 
interfere with an adopted emergency response plan or emergency evacuation plan. Project impacts 
would be less than significant. 
 
CVWD Middleton Reservoir 7802-1 Site  
The Project reservoir site is located on the lower slopes of the Martinez Canyon alluvial fan at an elevation 
of 61± feet above mean sea level in an area of very sparse vegetation and extensive agriculture and 
other land conversions. Lands to the north and east are in agriculture, lands to south include a golf club, 
while lands to the west of the reservoir site are comprised of braided streams and light vegetation. The 
reservoir site has established access on currently dirt roads in proximity to the reservoir site, being 
isolated from urban development and major roadways. The Project reservoir will not substantially impair 
an adopted emergency response plan or emergency evacuation plan. 
 
 

b) Due to slope, prevailing winds, and other factors, exacerbate wildfire risks, and thereby 
expose project occupants to pollutant concentrations from a wildfire or the uncontrolled 
spread of a wildfire? 

 
The proposed Project will facilitate future development on the Project site and site development will be 
required to be conducted in a manner that is sensitive to and minimizes wildfire risks and the potential 
exposure of occupants to pollutant concentrations and uncontrolled spread of wildfire. Wildfire hazards 
to a developed community are highest in areas near the wildland-urban interface (WUI).  
 
As noted above and as shown on Exhibit 2.22-1, CALFIRE has not designated lands in the Project vicinity 
as very high fire hazard severity (VHFHS) zones nor non-VHFHS zones. As shown in Figure 2.22-1, the 
nearest mapped fire hazards are those associated with SRA lands along the Santa Rosa Mountains 
foothills and alluvial fans approximately 2.25 miles west of the subject property. 
 
The Project would facilitate future development on currently cultivated farmland located on the valley floor 
where strong, sustained winds can occur. During construction, strict adherence to the County Fire Code 
and the California Fire Code and other safety regulations will ensure that contractors minimize wildfire 
risks, and in turn, pollutant concentrations associated with wildfire. Future development projects would 
be evaluated and monitored on a project-by-project basis to assure regulations are properly implemented. 
Implementation of the proposed Project would result in less than significant impacts associated with 
wildfire risks and associated pollutants. 
 
CVWD Middleton Reservoir 7802-1 Site  
The Project reservoir site is located on the lower slopes of the Martinez Canyon alluvial fan at an elevation 
of 61± feet above mean sea level in an area of very sparse vegetation and extensive agriculture and 
other land conversions. Lands to the north, south and east are in agriculture (a golf club is also under 
development to the south), while lands to the west of the reservoir site are comprised of braided streams 
and light vegetation. No particular factors, such as slope effect winds, have been identified that increase 
the risk of exposure of the local population to pollutants from an area wildfire. There are no residences 
associated with the Project reservoir site. And there will be no impacts.  
 
 

c) Require the installation or maintenance of associated infrastructure (such as roads, fuel 
breaks, emergency water sources, power lines or other utilities) that may exacerbate fire 
risk or that may result in temporary or ongoing impacts to the environment? 
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Future development of the proposed Project will include the construction of expanded public roads and 
new intra-project roads, water sources, power lines, and other utilities. The Project site is not within a 
wildfire zone, the nearest being 2.25± miles to the west. The proposed Project will have no impact on fire 
risks in these areas. As discussed above, lands west of the planning area and in the Santa Rosa Mountain 
foothills is designated as a fire hazard severity zone within the State Responsibility Area.13 The Project 
site currently hosts IID transmission lines along its south boundary and a new IID substation is proposed 
at the northwest corner of Tyler Street and Ave 64 within the subject property. Both the existing power 
lines and the future substation are planned with substantial setbacks and current and future facilities will 
not significantly exacerbate fire risk in the Project areas or result in temporary or ongoing impacts to the 
environment. Therefore, impacts in this regard would be less than significant.    
 

CVWD Middleton Reservoir 7802-1 Site  
The Project reservoir site was developed between 2002 and 2004 by CVWD and was planned for multiple 
tanks, and currently hosts a 2.5 mg tank. The site has secure and adequate access and electric power 
to serve the Project reservoir and associated facilities. The site’s existing 25-foot earthen berm will be 
shifted 35± feet farther to the north to accommodate the Project reservoir. Neither existing nor planned 
reservoir utilities are expected to exacerbate any fire risk or result in any significant temporary or ongoing 
impacts to the environment. Impacts will be less than significant. 
 
 

d) Expose people or structures to significant risks, including downslope or downstream 
flooding or landslides, as a result of runoff, post-fire slope instability, or drainage 
changes? 

 

e) Expose people or structures either directly or indirectly, to a significant risk of loss, injury, 
or death involving wildland fires? 

 

The Project and immediate planning area are located outside mapped wildfire hazard areas and, 
therefore, have little potential for hazards resulting from post-wildfire flooding, landslide, or slope 
instability. As discussed in Section 2.12: Hydrology and Water Quality, Project lands are not located 
within a FEMA-designated 100-year flood zone. 
 
Project development will be constructed according to the Uniform Building Code and the California Fire 
Code. The Project site is located on the valley floor and is bounded by arterial roadways and surrounded 
primarily by agricultural lands. Within the planning area, the nearest Fire Threat Zones are in the foothills 
and are moderate to very high, as shown in Figure 2.22-1. There is no sloping terrain, fire-affected or 
otherwise, that could pose as a threat to the Project site. Project development would not result in 
significant adverse impacts associated with post-fire risks. Project implementation would not expose 
people or structures to significant downslope or downstream flooding or landslides, post-fire slope 
instability, or drainage changes. 
 
CVWD Middleton Reservoir 7802-1 Site  
The Project reservoir site is located on the lower slopes of the Martinez Canyon alluvial fan at an elevation 
of 61± feet above mean sea level in an area of very sparse vegetation and extensive agriculture and 
other land conversions. Lands to the north, south and east are predominantly in agriculture, while lands 
to the west of the reservoir site are comprised of braided streams and light vegetation. The nearest portion 
of the Santa Rosa Mountains foothills are located 0.60± miles to the west. The reservoir site is located in 
an area mapped as having a moderate wildfire risk and is under state jurisdiction. The site is improved 
for multiple tanks, with one 2.5 mg tank having been built to date. The multi-tank site is surrounded by a 
25-foot earthen berm and the site has very little to no vegetation. No particular factors have been 

 
13  Fire Hazard Severity Zone Online GIS Map by CAL FIRE, http://egis.fire.ca.gov/FHSZ/, Accessed May 
2021.  
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identified that increase the risk of exposure to downslope or downstream flooding or landslides induced 
by wildfire or other causes. Neither will the Project reservoir expose people or structures to the threat of 
wildfire, the planned improvements being limited to adjustments to the existing berm and the erection of 
a welded steel water tank. Therefore, impacts will be less than significant. 
 
 

2.22.7 Mitigation Measures  
 
Standard requirements including those set forth in the Uniform Building Code and the California Fire 
Code serve to avoid, minimize and mitigate potential impacts of wildfires in and near the Project site. The 
County development and building permit process ensures that applicable safety requirements will avoid 
and minimize fire risks and environment impacts to the greatest extent practical. Therefore, mitigation 
measures are not required. 
 
 

2.22.8 Significance After Mitigation 
 
Mitigation measures are not required. Impacts are less than significant. 
 

2.22.9 Cumulative Impacts 
 
A cumulative wildland fire impact would occur if multiple projects were to increase the frequency of fires 
or their adverse effects in the same location. As mentioned above, the Project site is located on the valley 
floor and outside designated wildfire hazard areas. Therefore, there is limited potential for hazards 
resulting from wildfires or post-wildfire flooding, landslide, or slope instability. The Proposed Project’s 
contribution to increased wildfire hazards would not be cumulatively considerable. 
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3. ALTERNATIVE PROJECTS ANALYSIS 
   

3.1. Introduction 
 
While Section 2 provides a detailed analysis of a full range of potential impacts associated with the 
proposed Thermal Ranch Specific Plan Project and related projects (Project), this section of the EIR 
addresses the potential impacts associated with the development of alternatives to the proposed Project. 
 
As required by CEQA Guidelines (Section 15126.6), Section 3 sets forth the key objectives that this 
Project seeks to fulfill. CEQA requires the analysis of “a range of reasonable alternatives to the project, 
or to the location of the project, which would feasibly attain most of the basic objectives of the project but 
would avoid or substantially lessen any of the significant effects of the project” (Guidelines, Section 
15126.6(c)). This section also states that the EIR "must consider a reasonable range of potentially 
feasible alternatives that will foster informed decision making and public participation.” 
 
An EIR is not required to consider alternatives which are infeasible. Therefore, this section of the EIR 
describes and analyzes the potential impacts of two potentially feasible “build” alternatives: Alternative 
1- High-Intensity Mixed-Use Alternative; and Alternative 2- Low Density Residential Alternative. A “no 
build” alternative, Alternative C: No Project Alternative, is also analysed in this section. These alternatives 
are further described below. 
 
Impacts assessed in Section 3 are listed below. To provide a basis for comparison with each of the areas 
of environmental impact that were analyzed in Section 2, the same resource topics are considered in this 
section for each alternative. This EIR analyzes the following resource topics: 
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• Aesthetics 
• Agricultural and Forestry Resources 
• Air Quality 
• Biological Resources 
• Cultural Resources 
• Energy 
• Geology and Soils 
• Greenhouse Gas Emissions 
• Hazards and Hazardous Materials 
• Hydrology and Water Resources 
• Land Use and Planning 

• Mineral and Paleontological Resources 
• Noise 
• Population, Housing and Environmental 

Justice 
• Public Services 
• Recreational Resources 
• Transportation and Traffic 
• Tribal Cultural Resources 
• Utilities and Service Systems 
• Wildfire

 
Where mitigation is required for an alternative, and the same mitigation measures set forth in Section 2 
are required for the proposed Project, a reference to the appropriate Section 2 mitigation measures is 
made. If additional mitigation measures are required for an alternative, the alternative-specific mitigation 
measures are listed in this section. 
 
 

3.1.1. Statement of Project Goals and Objectives 
 
CEQA Guidelines Section 15126.6 states that an EIR must describe and evaluate a reasonable range of 
alternatives to a project that would feasibly attain most of the project’s basic objectives, but that would 
avoid or substantially lessen any identified significant adverse environmental effects of the project. The 
EIR should also evaluate the comparative merits of the project and the alternatives. Specifically, Section 
15126.6 sets forth criteria for selecting and evaluating alternatives.  
 

Pursuant to CEQA Guidelines Section 15124(b), the project description includes a statement of 
objectives. The purpose of the objectives is to assist in developing a reasonable range of project 
alternatives to evaluate in this EIR. These objectives are intended to explain the purpose of the Project, 
and to aid the decision-makers in preparing findings and, if applicable, a statement of overriding 
considerations. The Project proponent has identified a list of criteria as the objectives for the Project, as 
set forth below. 

 

The Project planning area, and the eastern Coachella Valley as a whole, has traditionally been an area 
of extensive agriculture and associated uses, with small rural communities that support the east valley 
economy, including Mecca, Oasis and Thermal. In the early 2000s, development interest began to focus 
on the east Coachella Valley, which spurred planning of several master planned communities, most of 
which were never realized.  
 
Since 2008, major projects such as Kohl Ranch and the Thermal Club have started development and are 
furthering the transition of this area from predominantly agriculture to a mix of urban land uses that 
currently include the Desert Mirage High School and the Toro Canyon Middle School and Las Palmitas 
Elementary School, which are located less than one mile south of the Project site on Avenue 66. Also 
relevant is the satellite campus of College of the Desert located north of Avenue 62 and four miles east 
of the Thermal Ranch Specific Plan site.  
 
According to the Thermal Ranch Specific Plan, various issues were considered and evaluated during the 
preparation of the Specific Plan. Engineering feasibility, water efficiency, General Plan goals, and 
compatibility with surrounding land uses were considered during the planning process. To ensure the 
functional integrity, economic viability, environmental sensitivity, and positive aesthetic contribution of this 
development, unique Project objectives were established as follows:  
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1. Develop a high-quality master planned equestrian community and world-class equestrian center 
that will ensure equestrian sports continue to exist in the Thermal area. 

 
2. Develop an integrated community that allows equestrians, residents, and workers to live, work, 

and recreate within the project and enjoy the equestrian lifestyle. 
 
3. Develop a thoughtfully planned and integrated project to allow for a variety of uses including but 

not limited to residential, neighborhood and tourist commercial uses that compliment and 
support the equestrian center. 

 
4. Create a thriving equestrian community by providing a variety of housing options including 

estate residences, traditional single family homes (attached and detached), modular homes, 
and RV park.  The many housing options will promote housing diversity within the project and 
provide housing for people working or otherwise associated with the equestrian center. 

 
5. Provide a comprehensive land use plan that establishes development standards, land use 

regulations, and programs to guide the orderly transition/development of the property and 
enhances connectivity with the surrounding community. 

 
6. Provide a commercial center with amenities for residents and visitors of the project and the 

surrounding communities. The commercial center will have store fronts for grocery, restaurants, 
and other retailers or service providers including enhancing access to fresh food choices. 

 
7. Accommodate phasing that provides for multi-year project development in an orderly and 

environmentally efficient manner. 
 
8. Provide flexible development regulations that allow future projects to be entitled quickly and 

easily in response to market demand and evolving design needs. 
 
9. Establish design guidelines, development regulations, use standards and procedures that result 

in cohesive and attractive landscape and architectural treatments. 
 
10. Provide a safe and efficient circulation system. 
 
11. Provide a safe and efficient network of golf-cart and pedestrian paths. 
 
12. Provide water, sewer, drainage systems and other utilities to adequately service the project and 

enhance such infrastructure in the Thermal and Oasis area to help promote housing and 
economic development opportunities in the surrounding communities. 

 
13. Promote quality development consistent with the goals and policies of the County of Riverside 

General Plan.  
 
 
 

3.1.2. Summary of Alternatives 
 
The Project planning area includes those lands located between the mountain foothills and the 
Whitewater River (Coachella Valley Stormwater Channel) and offers the same set of constraints and 
opportunities for all project alternatives. The project alternatives analyzed herein provide a comparative 
basis for evaluation of the proposed Project. Each alternative is briefly described below. Alternatives 
considered but not analyzed further are also discussed. 
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3.1.3. Alternative A – Increased Intensity Mixed-Use Alternative 
 
Alternative A would assume the same basic goal of a mixed-use resort residential community focused 
around a world-class equestrian center but with a greater intensification of urban land uses. Under this 
scenario, the equestrian center (PA-1) acreage would remain at 223± acres to ensure the equestrian 
uses remain viable. PA-4, which is designed to house workers and visiting competition staff at the 
equestrian center, would also remain the same as planned in the proposed Project. Development in PA-
2 would develop at a density of 2 units per acre and provide 388 lots of 0.50± acre. Densities in PA-3 
would increase to 8.7± units per acre, assumed to be attached single-family product and resulting in 605 
units.  
 
Under Alternative A, PA-5 commercial uses would increase, providing 300 hotel rooms (keys), 60,000 
square feet of retail space and 505 condo units. Commercial retail space in PA-6 would be maximized to 
provide up to 200,000 square feet. In comparison with the proposed Project, Alternative A would result 
in 636 additional residential units for a 46% increase. The rationale for this alternative is increasing land 
use efficiencies, use of infrastructure, potential reductions in off-site vehicle miles travelled (VMT), as 
well as reduced pressure to develop on other, more environmentally sensitive sites.  
 

Table 3-1: Alternative A Land Use Summary 
Land Use    Acres   Units/Square Footage 
Equestrian Center (PA-1) 223.1 Retail: 75,000 sf; Office: 10,000 sf  
Equestrian Estates (PA-2) 194.4 388 lots 
Single-Family Attached (PA-3) 69.5 605 attached single-family units 
Equestrian Center Housing (PA-4) 41.1 500 Modular Units; 320 RV Spaces1 
Resort Condominiums (PA-5) 54.4 505 Condos; 300 Hotel Keys; Retail: 60,000 sf  
Retail Commercial Center (PA-6) 21.4  Retail: 200,000 sf  
1. RV spaces are not counted as residences. 
 

3.1.4. Alternative B – Low Density Residential Alternative 
 
Alternative B has been developed to offer a development scenario that is more consistent with the site’s 
existing use and rural uses in the area, while still facilitating the equestrian center development and 
associated resort residential character.  
 
Under Alternative B, the equestrian center (PA-1) acreage would remain at 223± acres to ensure the 
equestrian uses remain viable. However, the density of residential lots in PA-2 would be reduced to five 
acre lots, the density in PA-3 would be reduced to 2 units per acre with single-family detached homes, 
and the density of the PA-5 resort condos would be 5 units per acre. Commercial development would 
also play a less prominent role under Alternative B, providing a total of 100,000 square feet of retail space 
in PA-5 and 6. The 150 key hotel in PA-5 would remain the same under this alternative. In comparison 
with the proposed Project, Alternative B would result in 474 fewer residential units for a 34% decrease. 
The rationale for this alternative is increasing consistency with surrounding land use, reduced demand 
for infrastructure and services, and potentially reducing environmental impacts due to the reduced 
number of residents and guests. 
  



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Section 3 Project Alternatives 
 

 
Riverside County 3-5    Thermal Ranch Specific Plan EIR 

Table 3-2: Alternative B Land Use Summary 
Land Use    Acres   Units/Square Footage 
Equestrian Center (PA-1) 223.1 Retail: 75,000 sf; Office: 10,000 sf  
Equestrian Estates (PA-2) 194.4 39 lots 
Single-Family Detached (PA-3) 69.5 139 detached single-family units 
Equestrian Center Housing 41.1 500 Modular Units; 320 RV Spaces1 
Resort Condominiums (PA-5) 54.4 210 Condos; 150 Hotel Keys; Retail: 40,000 sf  
Retail Commercial Center (PA-6) 21.4  Retail: 60,000 sf  
1. RV spaces are not counted as residences. 
 
 

3.1.5. Alternative C – No Project Alternative 
 
Alternative C would assume that the subject property remains designated as “Agriculture” in the 
Foundation Element and the Eastern Coachella Valley Area Plan (ECVAP) of the County General Plan. 
The subject property is currently being farmed with row crops. This designation allows row crops, groves, 
nurseries, dairies, poultry farms, processing plants, and other related uses. Equestrian uses are not 
provided for under this designation. While residential development is allowed under the “Agriculture” 
designation at a maximum density of one dwelling unit per 10-acre and could provide up to 62 resident 
lots or units, such a scenario would not meet the Project’s objectives. Therefore, Alternative C assumes 
a continuation of the existing agricultural activity. 
 
 

3.1.6. Alternative D – No Retail Commercial Center or Resort Uses 
 
Alternative D has been developed to offer a development scenario that replaces the retail commercial 
center, resort condominium uses and hotel with estate residential parcels, while still facilitating the 
equestrian center development.  
 
Under Alternative D, all resort condominium uses in PA-5 and retail commercial square footage in PA-6 
would be replaced with estate residential uses with a density of 0.42 dwelling units per acre, or 2.3 acre 
lots. In addition, the density of residential lots in PA-2 would be slightly reduced from 0.6 to 0.5 dwelling 
units per acre, or two acre lots. In comparison with the proposed Project, Alternative D would result in 
340 fewer residential units (resort condominiums) for a 25% decrease, a reduction in retail commercial 
space by 200,000 square feet for a 73% decrease, and elimination of the hotel use. The rationale for this 
alternative is reducing land use intensities, potentially reducing environmental impacts from mobile 
emissions due to the reduced number of residents and commercial users. 
 
 

Table 3-3: Alternative D Land Use Summary 
Land Use    Acres   Units/Square Footage 
Equestrian Center (PA-1) 223.1 Retail: 75,000 sf; Office: 10,000 sf  
Equestrian Estates (PA-2) 194.4 100 lots 
Single-Family Detached (PA-3) 69.5 390 detached single-family units 
Equestrian Center Housing 41.1 500 Modular Units; 320 RV Spaces1 
Estate Residential (PA-5) 54.4 23 lots  
Estate Residential (PA-6) 21.4  9 lots  
1. RV spaces are not counted as residences. 
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3.1.7. Other Alternatives Considered But Not Further Analyzed  
 
Pursuant to CEQA Guidelines 15262.6(c), an EIR should also identify any alternatives that were 
considered by the lead agency but were rejected as infeasible during the scoping process and briefly 
explain the reasons underlying the lead agency’s determination. The following project alternatives were 
considered by the County but were not further analyzed because it was determined they would not meet 
one or more of the Project objectives.   
 
Alternative Project Location Scenario 
The possibility of identifying a different site for the proposed Project was evaluated and it was determined 
that a variety of factors made the identification and analysis of an alternative site infeasible. Among the 
factors considered are: the current ownership of the subject property by the Project applicant; the large, 
contiguous and critical size of the Project site that allows integration of a major equestrian facility with a 
mix or urban uses; the ready availability of utilities on and adjacent to the subject property; convenient 
access to the local and regional transportation system; local high schools, middle and elementary 
schools; and proximity to wastewater collection and treatment facilities. For these and other reasons, an 
alternative site is not considered in light of the goals and objectives of the Project and the current state 
of the planning area (Guidelines, Section 15126.6(f)(2)).  
 
Alternative Reservoir Location Scenario 
As a part of its preliminary review and analysis of the Project’s water demand, CVWD is requiring the 
Project to construct a 5-million-gallon (mg) reservoir at its existing  and no alternative reservoir scenario 
is analysed in this Section 3 analysis. Reservoir Site, which is located 2.4± miles south of the Project site. 
There are no feasible alternative sites, as the Middleton site was originally planned and approved for 
multiple reservoirs at this location in 2002 due in part to the critical elevation that maximizes service to 
the pressure zone in which the Project is located. The site currently hosts a 2.5 mg reservoir. The siting 
of the Project reservoir is dictated by the sloping terrain at the site and the constraints to placing the 
reservoir on the south (upslope). Therefore, there are no viable alternatives to the location and design of 
the Project reservoir. For a comprehensive analysis of the potential impacts associated with the Project 
reservoir see the Section 2 discussions.  
 
Alternative Development Scenarios 
The Project planning area is vacant, has local urban services, is available for development and is owned 
by the Project proponent. The local arterial roadway network serving the site and vicinity, including the 
existing Highway 86 Expressway 3.5± miles to the east, is planned to accommodate future urban 
development in this area. No major changes to the existing roadway network are proposed for any Project 
alternatives, although efforts are made in the proposed Project to increase and improve multi-modal 
access in the area. Approved and partially developed Kohl Ranch to the north and east has extended the 
urban fabric into the Project area.  
 
Potentially desirable elements of alternative site planning are already incorporated in the Thermal Ranch 
Specific Plan, including substantial increases in allowable residential densities, increased building 
heights, adjustments in required parking and better integration of adjoining properties and shared access 
drives. In light of the existing trends, constraints and opportunities in the planning area, the proposed 
modifications to the County land use plan appear reasonable.  
 
Residential and Commercial Development without Equestrian or Workforce Housing. 
Consideration was given to an alternative comprised of essentially the same development types as the 
proposed Project, excepting that it would involve the elimination of the equestrian center and designate 
these lands for residential and/or commercial development. This alternative was rejected primarily 
because it would preclude the land use synergies gained from the equestrian center, which is at the core 
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of the Project Objectives 1 and 2. This “no equestrian alternative” would provide no driver for the other 
land uses in this area of the east valley and would also reduce the employment opportunities and 
workforce and transient housing provided by the proposed Project and provided for in Alternatives A and 
B, above.   
 
 

3.2. Alternative Projects Analysis Summary 
 
As noted, this section analyses the environmental categories and thresholds set forth in Appendix G of 
the CEQA Guidelines and the County Initial Study threshold questions. First, the existing conditions are 
briefly summarized and reference made to the corresponding Section 2 discussion where more detail is 
provided. Then, each impact threshold is cited and the effects of each of the three alternatives briefly 
analyzed. Impacts mitigation is then briefly discussed, as is an assessment of the environmentally 
superior alternative.    
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3.3 Aesthetics 
 

3.3.1 Introduction 
 
This section evaluates potential impacts of implementing the Project alternatives on aesthetic, visual, and 
scenic resources, including potential loss of views, direct impacts to scenic resources, and effects of 
increased lighting on motorists and residents in the Specific Plan area. Specific Plan objectives, and 
development standards and guidelines, and standard County requirements are evaluated as to their 
effect of mitigating or avoiding any potentially significant effects.   
 
 

3.3.2 Existing Conditions 
 
The Project site has been in active agriculture since at least the 1950s and continuing to the present. The 
middle of the north half of the site is partially occupied by agricultural sheds and a shop, water tank and 
well near the center of the site, and irrigation standpipes. A series of high-voltage power pools run east-
west along the south boundary of the subject property within an IID easement. The balance of the site in 
in cultivation of truck crops and is therefore seasonally fallow part of the year.  
 

The Project area provides significant views of the Santa Rosa Mountains to the west and southwest, the 
San Jacinto Mountains to the northwest, and the Mecca Hills and Little San Bernadino Mountains to the 
north and northeast. These features provide scenic vistas for much of the eastern Valley. There are no 
significant scenic resources, such as trees, rock outcroppings and unique or landmark features on the 
Project site or immediate vicinity.  
 
Mt. Palomar Observatory 
Mt. Palomar Observatory is located approximately 45 miles southwest of the Project site. In general, 
astronomic observatories need to be at least 30 to 40 miles away from large, brightly lit areas, such as 
cities and other urban concentrations to ensure adequate dark skies for observing. The County ordinance 
establishes two zones for specific lighting controls based on distance from the Observatory: Zone A 
encompasses a sphere with a 15-mile radius; Zone B encompasses a 45-mile radius from the 
Observatory. The Project is located at the edge of Zone B. 
 
Lighting  
As noted above, the Project planning area is predominantly rural but with increasingly urban uses in the 
vicinity, including the Thermal Club development to the northeast and the night-lite sports stadium of the 
Desert Mirage High School is located 0.50 southeast of the Project site.  
 

3.3.3 Alternatives Impact Analysis 
 

a) Have a substantial effect upon a scenic highway corridor within which it is located? 
 
Alternatives A, B,C and D 
None of the Project alternatives would have a substantial effect or impact on a scenic highway corridor. 
There are no officially designated or eligible state scenic highways in the Project area, nor any locally 
designated scenic corridors (ECVAP Figure 10). The nearest scenic or eligible scenic highway is Highway 
111, which is a State-eligible Scenic Highway between Bombay Beach on the Salton Sea and Avenue 
66 near Mecca and approximately 3.50 miles southeast of the Project site. Intervening development 
includes agricultural lands, mobile homes parks and scattered residences, the Coachella Valley 
Stormwater Channel, CVWD WRP 4 wastewater treatment plant, the Thermal Club residential resort 
development and vacant lands. US Interstate-10 located 7.50± miles to the northeast is designated a 
County Eligible scenic highway. None of the Project alternatives nor the proposed Project will have a 
substantial effect on any eligible county or state-designated highway. 
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b) Substantially damage scenic resources, including, but not limited to, trees, rock 

outcroppings and unique or landmark features; obstruct any prominent scenic vista or 
view open to the public; or result in the creation of an aesthetically offensive site open to 
public view? 

 
c) In non-urbanized areas, substantially degrade the existing visual character or quality of 

public views of the site and its surroundings? (Public views are those that are experienced 
from publicly accessible vantage points.) If the project is in an urbanized area, would the 
project conflict with applicable zoning and other regulations governing scenic quality? 

 
There are no scenic resources or unique landmarks or features on the subject property, the entirety of 
which is in active cultivation. The aforementioned on-site agricultural buildings do not constitute a visual 
(or architectural) resource. Dominant visual elements on or close to the Project site include the IID high 
voltage power poles and lines located along the south boundary of the site and along the west side of 
Harrison Street. Prominent vista and viewsheds are generally to the south, west and northeast.  
 
The distance between the subject property and the foothills and mountains to the southwest through 
northwest viewsheds places these features relatively low on the viewers’ horizon. Therefore, and for all 
Project alternatives, these views would be most affected as seen from Tyler Street and Avenue 62, with 
little or no effect for views seen from Harrison Street. The result is that development along major 
roadways bounding the site, and for all “build” alternatives, will somewhat obscure views from Tyler Street 
and Avenue 62 but impacts for all “build” alternatives would be less than significant.  
 
Alternative A - Increased Intensity Mixed-Use Alternative, and B - Low Density Residential 
Alternative  
Impacts associated with the Alternative A and B scenarios would be essentially the same as those 
expected to be associated with the proposed project. While the intensity of development in terms of 
dwelling units per acre or square feet of commercial space differ, the Specific Plan design standards and 
guidelines will continue to apply and will ensure that building height and setbacks from bounding arterial 
roads will remain the same. Parkway design and landscaping will be the same for both alternatives. 
Mitigation measures set forth in Section 2.3.7 would continue to apply. Impacts would be comparable to 
those associated with the proposed Project and with the application of mitigation measures, would be 
less than significant.  
 
Alternative C - No Project Alternative 
Under the No Project scenario, the Project would not be constructed, and the current agricultural activities 
would be expected to continue on the site. Therefore, there would be no impacts associated with 
Alternative C. 
 
Alternative D - No Retail Commercial Center or Resort Uses 
Under the Alternative D scenario, the Project would not include any of the condominiums, hotel or retail 
commercial uses that would occur under the proposed Project and Alternatives A and B. Alternative D 
would replace these commercial uses and condominiums with very low density estate residential uses 
and impacts would be less than those associated with the other “build” alternatives. As for Alternative D 
and the other “build” alternatives, there would be no substantial degradation of the existing visual 
character or quality of public views. Impacts would be less than significant. 
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Mt. Palomar Observatory 
 

2. a) Interfere with the nighttime use of the Mt. Palomar Observatory, as protected through 
Riverside County Ordinance No. 655? 

 
Alternatives A, B and D 
Mt. Palomar Observatory is located approximately 5.5 miles south of the Riverside County border and 
45± miles southwest of the Project site. Astronomic observatories need to be sited at least 30 to 40 miles 
away from large, brightly lit areas to ensure adequate dark skies for observing. The County enforces 
Ordinance No. 655 (Regulating Light Pollution), which establishes two zones for specific lighting controls 
based on distance from the Observatory: Zone A encompasses a sphere with a 15-mile radius; Zone B 
encompasses a 45-mile radius from the Observatory.  
 
The Project site is located at the outer edge of Zone B and approximately 43± miles northeast of the 
observatory. Intervening terrain includes the Santa Rosa Mountains ranging up to 8,600 feet in elevation. 
Project design guidelines indicate that the Project and all “build” alternatives will conform to the County 
Lighting Ordinances. 
 
The Project “build” alternatives, as with the proposed Project, would include lighting ranging from low-
voltage landscape lighting to arena lighting up to 65 feet in height associated with the equestrian center. 
In addition to street lighting along the major arterials bounding the Project site, lighting within the subject 
property will include parking lot illumination, architectural lighting, a variety of security lighting, including 
that associated with the future IID substation and CVWD wells. For all three “build” alternatives, overall 
lighting levels are expected to fall within and comply with County standards and regulations. Therefore, 
Alternatives A, B and D lighting impacts to the Mt. Palomar Observatory will be less then significant, and 
comparable to the proposed Project. 
 
Alternative C – No Project Alternative 
Under the No Project scenario, the Project would not be constructed, and the current agricultural activities 
would be expected to continue on the site. Therefore, there would be no impacts to the Mt. Palomar 
Observatory associated with Alternative C. 
 
 

Other Lighting Issues 
 
a) Create a new source of substantial light or glare which would adversely affect day or 

nighttime views in the area? 
 
b)  Expose residential property to unacceptable light levels? 

 
Alternative A: Increased Intensity Mixed-Use Alternative 
Under Alternative A, impacts to aesthetic resources would be comparable but could be somewhat greater 
than those associated with the proposed Project. The mixed-use resort residential community would have 
a greater intensity of urban land uses and distribution across the site with higher residential densities. 
Commercial uses would increase. Alternative A could result in higher levels of incidental light from 
additional homes and more intensive commercial uses and the commensurate need for additional parking 
lot, building and security lighting. Setbacks from public roads would be essentially the same as 
established by the proposed Project. As with the proposed Project, the Thermal Ranch Specific Plan 
objectives, standards and guidelines to protect existing views and maintain existing scenic vistas would 
be maintained.  
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The Specific Plan lighting guidelines and standards would apply to the Alternative A scenario, which 
would be required to conform with the County Lighting Ordinance to ensure that Project residences will 
not be exposed to unacceptable lighting levels. The Project site is bounded by existing and planned 
arterial-scale roadways with rights-of-way of up to 220 feet. As for each of the “build” alternatives, these 
Project bounding roadways will further ensure that Project lighting does not expose off-site residences to 
unacceptable lighting from the Project. Therefore, impacts from Alternative A would be somewhat greater 
than the Proposed Project but would be less than significant.  
 
Alternative B - Low Density Residential Alternative 
Under Alternative B, impacts would be comparable to but somewhat less than those associated with the 
proposed Project. This alternative would reduce residential densities by about 34 percent and would 
presumably result in a commensurate reduction in ancillary lighting and its effects. Building heights and 
setbacks would be comparable to the proposed Project but densities would be lower, which could 
modestly reduce development effects as seen from bounding arterial roadways. The potential impacts 
associated with the equestrian center and commercial lighting would be equivalent to that associated 
with the proposed project. Therefore, impacts would be less than significant. 
 
Alternative C - No Project Alternative 
Alternative C would assume that the subject property remains designated as “Agriculture” in the 
Foundation Element and the Eastern Coachella Valley Area Plan (ECVAP) of the County General Plan. 
The subject property is currently being farmed with row crops. This designation allows row crops, groves, 
nurseries, dairies, poultry farms, processing plants, and other related uses. Equestrian uses are not 
provided for under this designation. While residential development is allowed under the “Agriculture” 
designation at a maximum density of one dwelling unit per 10-acre and could provide up to 62 resident 
lots or units, the potential impacts associated with the lighting would be less than that associated with the 
proposed project and impacts would also be less than significant. 
 
Alternative D - No Retail Commercial Center or Resort Uses  
Under Alternative D, impacts would be comparable to but less than those associated with the proposed 
Project. This alternative would reduce eliminate condominium, hotel and retail commercial uses along 
Harrisons Street and replace it with low density estate residential lots and would result in a commensurate 
reduction in ancillary lighting and its effects. Building heights and setbacks would be comparable to or 
greater than the proposed Project and the intensity of uses and associated lighting would be lower, which 
would reduce development effects as seen from bounding arterial roadways, especially Harrison Street. 
The potential impacts associated with the equestrian center and other development allowed under 
Alternative D would be equivalent to or less than that associated with the proposed project. Therefore, 
impacts would be less than significant. 
 

3.3.4 Mitigation Measures 
 
The Thermal Ranch Specific Plan will facilitate continued urbanization in the Project planning area, where 
aesthetic resources have been impacted by surrounding urban development, including Kohl Ranch and 
the Thermal Club. For all “build” alternatives, the Specific Plan provides design objectives, standards and 
guidelines to reduce aesthetic impacts associated with Project development and operation. The Specific 
Plan and County Zoning Ordinance ensure project-specific design review that will control design 
aesthetics, massing and scale of Project development.  
 
Therefore, the proposed Specific Plan serves to avoid, minimize and mitigate the potential adverse 
effects associated with all of the Project “build” alternatives. Mitigation measures to ensure preservation 
of night skies are also included in Section 2.3 that would apply to all build alternatives. Impacts to 
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aesthetic resources from all “build” alternatives are expected to be less than significant with the 
implementation of mitigation measures set forth in Section 2.3.7 of this DEIR, which will further assure 
that impacts related to aesthetics are less than significant for all Project “build” alternatives. 
 
 

3.3.5 Environmental Superior Alternative 
 
Alternative C – No Project Alternative, which assumes the site continues in its current condition and use, 
is the environmentally superior of Project alternatives evaluated. Of the three “build” alternatives 
evaluated, Alternative D would be expected to have a modestly reduced impact on aesthetic resources 
compared to the proposed Project or Alternatives A and B, although impacts would be less than 
significant under all three “build” alternative scenarios with implementation of mitigation measures. 
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3.4 Agricultural and Forestry Resources 
 

3.4.1 Introduction 
 
The following section analyses the potential impacts of the Project alternatives on agricultural resources. 
There are no forestry resources on site or in the vicinity. 
 
 

3.4.2 Existing Conditions 
 
The subject property, which is currently in active agriculture, is designated “Agriculture” in the General 
Plan. Most of the property is zoned as “Heavy Agriculture”, with about 25% of the site zoned as 
“Controlled Development”. According to the California Department of Conservation (CDC) Farmland 
Mapping and Monitoring Program, most of the site is designated as Prime Farmland, with a small portion 
in the southwest corner designated as Farmland of State-wide Importance. The site is located within 
CVWD Improvement District No.1, the service area for Colorado River water delivery. Neither the subject 
site nor adjacent properties are under a Williamson Act contract.   
 
Please see Section 2.4 for a detailed description of the regulatory framework and existing agricultural 
conditions relating to the planning area.    
 
 

3.4.3 Alternatives Impact Analysis 
 
1. Agriculture 

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

b) Conflict with existing agricultural zoning, agricultural use or with land subject to a 
Williamson Act contract or land within a Riverside County Agricultural Preserve? 

c) Cause development of non-agricultural uses within 300 feet of agriculturally zoned 
property (Ordinance No. 625 “Right-to-Farm”)? 

d) Involve other changes in the existing environment which, due to their location or nature, 
could result in conversion of Farmland, to non-agricultural use? 
 

Alternative A- Increased Intensity Mixed-Use Alternative 
Alternative A proposes a higher intensity development, with more residential units, commercial space, 
and hotel keys, than the proposed Project. As with the proposed Project, Alternative A would result in the 
disturbance of the entire 619±-acre site. Based on analysis using the California Department of 
Conservation LESA Model, as described in Section 2.4.6, it was determined that the subject site is a 
high-quality agricultural resource, and as a result, its conversion to non-agricultural use would constitute 
a significant impact. This analysis accounted for the size of the property, on-site soil quality, water supply 
availability, and presence of adjacent agricultural lands. Given that Alternative A involves the 
development of the same site as the proposed Project and would also involve the loss of agricultural 
lands across the entire site, it would have the same results according to the LESA Model. Accordingly, 
Alternative A would involve the conversion of approximately 568.30 acres of Prime Farmland and 52.59 
acres of Farmland of Statewide Importance to non-agricultural use.  
 
The property is currently designated as “Agriculture” in the General Plan Land Use Foundation Element. 
Approximately 75% of the site is zoned as “Heavy Agriculture”, with the remaining 25% zoned as 
“Controlled Development Area” (W-2). Prior to the approval of the proposed General Plan Amendment 
and Change of Zone, the mixed-use development proposed under Alternative A would conflict with the 
current agricultural zoning and land use designation, and associated impacts would be potentially 
significant.   
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Under the Riverside County Right-To-Farm Ordinance, the development of the Alternative A scenario 
could impact nearby agricultural properties, including the two horse ranches and meadows at the 
southeast corner of Avenue 62 and Tyler Street, and the long-fallow lands in the east one-half of Section 
8 immediately south of the subject site. The existing and future arterial roadways that bound the subject 
site on all sides would serve to effectively isolate proposed development from these nearby agricultural 
properties and thereby reduce potentially adverse effects of a change in land use. Therefore, while 
Alternative A could cause development of non-agricultural uses within 300 feet of agriculturally zoned 
properties, impacts would be less than significant.  
 
Overall, Alternative A proposes the development of the entire site, resulting in the conversion of 
approximately 619 acres of high-quality farmland to non-agricultural use. Impacts would be significant 
and unavoidable.  
 
Alternative B – Low Density Residential Alternative 
Alternative B proposes a lower intensity of development than the proposed Project, with fewer residential 
units, commercial space, and hotel keys. However, like the proposed Project, Alternative B would still 
result in the loss of agricultural lands across the entire 619±-acre site. As a result, Alternative B would 
have the same potentially significant impacts to agricultural resources as described for Alternative A, 
above.  
 
The development proposed under Alternative B would result in the conversion of approximately 619 acres 
of high-quality agricultural lands, which are zoned and designated for agriculture, and most of which are 
classified as Prime Farmland, to non-agricultural uses. Impacts would therefore be significant and 
unavoidable.  
 
Alternative C – No Project Alternative 
The “No Project” Alternative C proposes no development and would maintain the existing agricultural 
land use designation on the site. The expected continuation of the existing agricultural operation would 
not result in the conversion of Prime Farmland, Unique Farmland, or Farmland of Statewide Importance 
to non-agricultural use, nor would it conflict with the existing agricultural zoning. The site is not subject to 
a Williamson Act contract or within a Riverside County Agricultural Preserve, and the continued 
agricultural use of the site would have no impacts to such lands. Alternative C would not cause the 
development of non-agricultural uses within 300 feet of agriculturally zoned property, and would involve 
no other changes in the existing environmental which, due to their location or nature, could result in 
conversion of Farmland to non-agricultural use. Overall, Alternative C would have no impacts to 
agricultural resources.  
 
Alternative D - No Retail Commercial Center or Resort Uses 
Alternative D would eliminate the condominiums, hotel and retail commercial uses that are a part of the 
proposed Project. These uses would be replaced with low density residential estate lots. However, like 
the proposed Project and other “build” alternatives, Alternative D would still result in the loss of agricultural 
lands across the entire 619±-acre site. As a result, Alternative D would have the same potentially 
significant impacts to agricultural resources as described for Alternative A and the other “build” 
alternatives discussed above.  
 
Therefore, as for the proposed Project and all other “build” alternatives, development proposed under 
Alternative D would result in the conversion of approximately 619 acres of high-quality agricultural lands, 
which are zoned and designated for agriculture, and most of which are classified as Prime Farmland, to 
non-agricultural uses. Impacts would therefore be significant and unavoidable.  
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3.4.4 Mitigation Measures 
 
Alternative C would have no impacts to agricultural resources, and therefore no mitigation would be 
required. Alternative A, B and D would have significant and unavoidable impacts, as with the proposed 
Project. As described in Section 2.4.7, there is no feasible mitigation that would reduce the impacts 
resulting from the loss of these agricultural lands to a less than significant level.  
 

3.4.5 Environmental Superior Alternative 
 
Alternative C would have no impacts to agricultural resources. Alternatives A and B both meet some of 
the Project objectives, and Alternative D to a lesser extent; however, all three “build” alternatives would 
have significant and unavoidable impacts on agricultural resources. Therefore, Alternative C is the 
environmentally superior alternative.    
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3.5 Air Quality  
 

3.5.1 Introduction 
 
The following section analyses the potential impacts of the Project alternatives on air quality. An Air 
Quality and Greenhouse Gas Report was prepared for the proposed Project and alternatives, and is 
included in Appendix B. 
 
 

3.5.2 Existing Conditions 
 
The subject property is located in the Coachella Valley Planning Area, within the Riverside County portion 
of the Salton Sea Air Basin (SSAB). The SSAB is managed by the South Coast Air Quality Management 
District (SCAQMD), which regulates air quality and implements state and federal policies. The SCAQMD 
prepares the local portion of the State Implementation Plan, and implements air quality management 
plans for criteria pollutants for which the air basin is in exceedance of state and/or federal thresholds.  
 
Table 3.5-1 shows the Coachella Valley’s attainment status for the criteria air pollutants, as designated 
by the EPA. The Coachella Valley is designated as being in nonattainment for regional levels of 
particulate matter (PM10) and ozone (O3).  
 

Table 3.5-1 
 Regional Attainment Status – Coachella Valley 

Criteria Pollutant Attainment Status 
Ozone (O3) Nonattainment (Extreme) 
Carbon Monoxide (CO) Attainment 
Fine Particulate Matter (PM2.5) Attainment 
Particulate Matter (PM10) Nonattainment (Serious) 
Nitrogen Dioxide (NO2) Attainment 
Lead (Pb) Attainment 
Sulfur Dioxide (SO2) Attainment 
Source: EPA Green Book (July 2024) 

 
Please see Section 2.5 for a detailed description of the regulatory framework and existing air quality 
conditions relating to the Project area.  
 
 

3.5.3 Alternatives Impact Analysis 
 
Alternative A and B both propose the same mix of uses as the proposed Project, but with changes in land 
use intensity. Alternative D proposes the same equestrian uses and residential uses, but eliminates the 
retail commercial center and hotel resort/condominium uses. Eliminating on-site retail commercial uses 
would increase the average residential trip length by 4-11 miles because residents would have to travel 
greater distances for shopping, personal care, entertainment and other non-work related trips. As shown 
in Table 3.5-2, Alternative A proposes a higher intensity development, with up to 1,998 residential units, 
335,000 square feet of commercial space, and 300 hotel keys. Alternative B proposes a lower intensity 
development, with up to 888 residential units, 175,000 square feet of commercial space, and 150 hotel 
keys. All build alternatives include the off-site development of the water tank reservoir. As described in 
greater detail in the Air Quality and Greenhouse Gas Report prepared for the Project (see Appendix B), 
air quality emissions were projected for Alternatives A, B and D using the California Emissions Estimator 
Model (CalEEMod) Version 2022.1. Trip rates for Alternatives A, B and D are based on the trip rates for 
the proposed Project provided in the Traffic Impact Analysis (TIA) prepared by Urban Crossroads (see 
Appendix K).  
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Alternative C proposes no project and would maintain the existing agricultural operation. CalEEMod is 
intended for development projects, and therefore is not suited for modeling the air quality and greenhouse 
gas emissions associated with agriculture. Instead, the potential air quality impacts associated with 
Alternative C will be analyzed in the following sections on a qualitative basis.  
 

Table 3.5-2 
 Project Alternatives – Land Use Summary 

Project Alternative Dwelling Units1 Commercial Space Hotel Keys 
Proposed Project 1,362 units 275,000 150 keys 
Alternative A 1,998 units 335,000 square feet 300 keys 
Alternative B 888 units 175,000 square feet 150 keys 
Alternative C 0 units 0 square feet 0 keys 
Alternative D 1,022 units 85,000 square feet 0 keys 
1. The proposed Project and Alternatives A, B and D also include 320 RV spaces for workforce housing, in 

addition to the dwelling units listed here. 
 
 

a) Conflict with or obstruct implementation of the applicable air quality plan? 
 
Alternative A - Increased Intensity Mixed-Use Alternative 
Alternative A proposes a higher residential density and commercial intensity than the proposed Project. 
Like the proposed Project, Alternative A would be subject to the provisions of the SCAQMD 2022 Air 
Quality Management Plan (2022 AQMP) as well as the 2003 Coachella Valley PM10 State Implementation 
Plan (2003 CV PM10 SIP).  
 
The Growth Management chapter of Regional Transportation Plan / Sustainable Communities Strategy 
(RTP/SCS) prepared by the Southern California Association of Governments (SCAG) provides the basis 
for the land use and transportation controls of SCAQMD air quality plans. Projects that are consistent 
with the population forecasts provided in the RTP/SCS are considered consistent with the AQMP. As 
described in greater detail in Section 2.5.6(a), because the Project proposes the mixed-use development 
of a site currently designated for agriculture, it has the potential to exceed the growth forecasts underlying 
the AQMP. Likewise, because Alternative A proposes a higher intensity of land uses than assumed in 
the SCAG growth forecasts, it would likely result in population growth exceeding that which is forecasted 
in the RTP/SCS. Given that Alternative A proposes more residential units, commercial space, and hotel 
keys than the proposed Project, it can be determined that it too would potentially conflict with the 
applicable air quality plan.  
 
Alternative A also has the potential to conflict with or obstruct the implementation of applicable air quality 
plans due operational emissions in exceedance of the SCAQMD Maximum Daily Operational-Related 
Emissions thresholds. As shown in Table 3.5-4, under significance threshold b), Alternative A is projected 
to generate emissions exceeding the daily maximum thresholds for CO, NOx, ROG, PM10 and PM2.5. 
These emissions are predominantly the result of mobile sources, except for emissions of ROG, which 
exceed due to both mobile and area sources. As discussed in greater detail for the Project in Section 
2.5.7, due to a variety of factors, the mobile and area source emissions resulting from operation of the 
Project cannot be feasibly reduced through enforceable or quantifiable mitigation measures. Likewise, 
operational emissions resulting from Alternative A cannot be confidently reduced through the 
implementation of mitigation measures.  
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To the greatest extent practicable, Alternative A will still be required to comply with all applicable air 
quality management plans, SCAQMD regulations, and County General Plan policies pertaining to air 
quality. However, due to the proposed increase in land use intensity and projected exceedance of 
SCAQMD emissions thresholds, development of Alternative A could potentially conflict with or obstruct 
implementation of the AQMP. Impacts would be potentially significant and greater than under the 
proposed Project. 
 
Alternative B - Low Density Residential Alternative 
Alternative B would be subject to the provisions of the SCAQMD 2022 Air Quality Management Plan 
(2022 AQMP) as well as the 2003 Coachella Valley PM10 State Implementation Plan (2003 CV PM10 SIP). 
This alternative proposes a lower commercial intensity and residential density than the proposed Project.  
 
As previously stated, the Growth Management chapter of the SCAG RTP/SCS forms the basis of the 
land use and transportation controls in SCAQMD air quality plans. Projects that are consistent with the 
SCAG population forecasts are considered consistent with the AQMP. While Alternative B proposes 
fewer residential units and less commercial space than the Project and Alternative A, it still proposes an 
increase in development intensity from the current agricultural use and designation of the subject site. 
Because it proposes a higher land use intensity than assumed in the SCAG RTP/SCS growth forecasts, 
it would have the potential to conflict with or obstruct implementation of the AQMP.  
 
Moreover, Alternative B is projected to result in operational emissions in exceedance of the SCAQMD 
daily threshold. As discussed under significance threshold b), Alternative B is projected to exceed the 
SCAQMD daily threshold for CO, NOx and ROG due to operational emissions from area and mobile 
sources. As described for the proposed Project and Alternative A, there are no mitigation measures that 
would quantifiably and feasibly reduce CO, NOx and ROG emissions to less than significant levels.  
 
To the greatest extent practicable, Alternative B will still be required to comply with all applicable air 
quality management plans, SCAQMD regulations, and County General Plan policies pertaining to air 
quality. However, due to the proposed change in use of the subject site from agriculture to mixed-used 
development, and the resulting emissions in exceedance of the SCAQMD daily threshold, there is still 
potential for Alternative B to conflict or obstruct implementation of the AQMP. Impacts will be potentially 
significant but reduced as compared to the proposed Project.  
 
Alternative C - No Project Alternative 
Alternative C proposed no development, and the continued use of the existing agricultural operation. The 
subject site has been in use for agriculture for decades, and is designated for this use in the Riverside 
County General Plan. There are no residences on the subject site.  
 
Given Alternative C would maintain the existing agricultural operation, it would be consistent with the land 
use assumptions used in the SCAG RTP/SCS. It would result in no population growth and would therefore 
be consistent with the assumptions in the Growth Management chapter of the RTP/SCS. As previously 
stated, projects that are consistent with projections of population forecasts are considered consistent with 
the AQMP.  It can therefore be concluded that Alternative C would not conflict with or obstruct the 
implementation of an applicable air quality plan.  
 
The existing agricultural operation must still comply with any applicable regulations provided in the 
SCAQMD Rule Book, as well as applicable air quality policies in the County General Plan and applicable 
SCAQMD plans. Compliance with the District’s regulations, and consistency with the population growth 
projections, will ensure that the Alternative C would not conflict with or obstruct the implementation of the 
applicable air quality plans. Impacts would be less than significant.  
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Alternative D - No Retail Commercial Center or Resort Uses 
As with the proposed Project and the other “build” alternatives, Alternative D would be subject to the 
provisions of the SCAQMD 2022 Air Quality Management Plan (2022 AQMP) as well as the 2003 
Coachella Valley PM10 State Implementation Plan (2003 CV PM10 SIP). This alternative results in a lower 
commercial intensity and residential density than the proposed Project or the other “build” alternatives.  
 
As previously stated, the Growth Management chapter of the SCAG RTP/SCS forms the basis of the 
land use and transportation controls in SCAQMD air quality plans. Projects that are consistent with the 
SCAG population forecasts are considered consistent with the AQMP. While Alternative D proposes 
fewer residential units and substantially less commercial space than the proposed Project, it still proposes 
an increase in development intensity from the current agricultural use and designation of the subject site. 
Because it allows a higher land use intensity than assumed in the SCAG RTP/SCS growth forecasts, 
Alternative D would have the potential to conflict with or obstruct implementation of the AQMP.  
 
Moreover, Alternative D is projected to result in operational emissions in exceedance of the SCAQMD 
daily threshold. As discussed under significance threshold b), Alternative D is projected to exceed the 
SCAQMD daily threshold for CO, NOx and ROG due to operational emissions from area and mobile 
sources. As described for the proposed Project and Alternatives A and B, there are no mitigation 
measures that would quantifiably and feasibly reduce Alternative D CO, NOx and ROG emissions to less 
than significant levels.  
 
To the greatest extent practicable, Alternative D will still be required to comply with all applicable air 
quality management plans, SCAQMD regulations, and County General Plan policies pertaining to air 
quality. However, due to the proposed change in use of the subject site from agriculture to mixed-used 
development, and the resulting emissions in exceedance of the SCAQMD daily threshold for operations, 
there is still potential for Alternative D to conflict with or obstruct implementation of the AQMP. Impacts 
will be potentially significant but reduced as compared to the proposed Project.  
 

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

 
Alternative A - Increased Intensity Mixed-Use Alternative 
Alternative A proposes a higher intensity of residential and commercial development than the proposed 
Project. The development proposed under Alternative A would release criteria air pollutants during 
construction and operations.  
 
Construction 
Like the proposed Project, construction of Alternative A would occur over a seven-year period, concluding 
in 2032. The construction phase would include demolition of the existing agricultural sheds and 
structures, site preparation, excavation and grading, paving, building construction, and the application of 
architectural coatings. As shown in Table 3.5-3, the emissions generated by the construction of 
Alternative A would not exceed the SCAQMD thresholds for CO, NOx, ROG, SOx, PM10, or PM2.5.  

 
Table 3.5-3 

Alternative A: Maximum Daily Construction-Related Emissions Summary (lbs per day) 
Construction 

Emissions CO NOx ROG SOx PM10 PM2.5 
Daily  

Maximum 204 48.4 38.6 0.16 34.3 8.77 

SCAQMD 
Threshold 550 100 75 150 150 55 

Exceeds? No No No No No No 
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Given the more intense land use proposed under Alternative A, resulting construction emissions would 
be higher than those projected to result from construction of the proposed Project. Nonetheless, as shown 
in the above table, construction of Alternative A is not expected to exceed the SCAQMD daily emissions 
thresholds for any criteria pollutants. Impacts related to the construction of Alternative A would therefore 
likely be less than significant.   
 
Operations 
Table 3.5-4 shows the emissions expected to result from the operation of Alternative A. Operational 
emissions include area source emissions (e.g. pavement off-gassing), emissions from energy demand 
(e.g. electricity) and mobile source emissions (e.g. vehicle trips). As previously stated, the trip rates for 
Alternative A are based on the TIA prepared for the Project by Urban Crossroads, Inc.  
 
As shown in the below table, the long-term operations of Alternative A are not expected to exceed the 
SCAQMD maximum daily emissions threshold for SOx but are expected to result in emissions exceeding 
the daily threshold for CO, NOx, ROG, PM10 and PM2.5. 
 

Table 3.5-4 
Alternative A: Maximum Daily Operational-Related Emissions Summary (lbs per day) 

Operational 
Emissions CO NOx ROG SOx PM10 PM2.5 

Daily  
Maximum 1,071 119 203 2.48 212 56.6 

SCAQMD 
Threshold 550 55 55 150 150 55 

Exceeds? Yes Yes Yes No Yes Yes 
 
The higher intensity and density of commercial and residential land uses proposed under Alternative A 
would result in higher criteria pollutant emissions during operations than the proposed Project. While the 
proposed Project exceeds the SCAQMD maximum daily threshold for operational emissions of CO, NOx, 
and ROG, Alternative A would exceed the daily threshold for these three pollutants as well as PM10 and 
PM2.5. 
 
Given that operation of Alternative A would exceed the District’s daily thresholds for CO, NOx, ROG, PM10 
and PM2.5, the impacts of Alternative A on air quality would be potentially significant. CO, NOx, and PM 
emissions resulting from Alternative A are predominantly due to mobile sources.  
 
ROG and CO emissions are predominantly the result of mobile and area source emissions. While, as 
described for the proposed Project, mitigation measures AQ-5 and AQ-6 recommend the use of low-
VOC consumer products and electric landscaping equipment, adoption of such actions would be at the 
discretion of residents and tenants of the development.  
 
The proposed Project has been designed to minimize vehicle miles traveled by optimizing the capturing 
of trips within the Project, and measures to substantially reduce external trips would not be feasible. 
Therefore, as with the proposed Project, mitigation measures for mobile emissions cannot be applied 
and enforced to Alternative A such that operational emissions of CO, NOx, ROG, and particulate matter 
can not confidently and quantifiably be reduced to less than significant levels. 
 
The proposed equestrian center would be required to implement mitigation measure AQ-4, which 
requires an operational Fugitive Dust Control Plan to reduce PM10 and PM2.5 emissions. However, most 
of the PM10 and PM2.5 emissions resulting from Alternative A are from mobile sources, which would not 
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necessarily be mitigated by the proposed Fugitive Dust Control Plan. Alternative A would exceed the 
SCAQMD thresholds for daily criteria pollutant emissions, and impacts would be more significant than 
those resulting from the proposed Project.  
 
Cumulative Contribution – Non-Attainment Criteria Pollutants 
Given the dispersing nature of pollutant emissions and aggregate impacts from nearby jurisdictions, 
cumulative air quality is evaluated on a regional scale. As previously described, the Riverside County 
portion of the Salton Sea Air Basin (also known as the Coachella Valley planning area) is a designated 
non-attainment region for PM10 and ozone. Any development resulting in emissions of PM10, ozone, or 
ozone precursors will, to some extent, contribute to existing regional non-attainment.  
 
The SCAQMD does not currently provide thresholds of significance for the cumulative emissions of 
multiple projects. Instead, a project’s potential cumulative contributions can be analyzed using the criteria 
for project-specific impacts, assuming that if an individual development generates less than significant 
construction and operation emissions, then it would not generate a cumulatively considerable increase 
in non-attainment criteria pollutants, and likewise, if an individual development exceeds the applicable 
SCAQMD thresholds, the emissions could be considered cumulatively considerable. 
 
The Project development site is located in a non-attainment area for PM10, as well ozone, for which 
precursors include CO, NOx, and ROG. As shown in Table 3.5-5, the emissions associated with 
operation of Alternative A would exceed the District’s project-specific thresholds for PM10, PM2.5 as well 
as the three ozone precursors. The contributions associated with Alternative A to regional non-attainment 
for particulate matter and ozone would therefore be cumulatively considerable.  
 
Alternative B - Low Density Residential Alternative 
Alternative B proposes development at a lower intensity and density than proposed the Project, and 
would result in lower criteria pollutant emissions during the construction and operational phases.  
 
Construction 
Like the proposed Project, construction of Alternative B would occur over a seven-year period, concluding 
in 2032. The construction phase would include demolition of the existing agricultural sheds and 
structures, site preparation, grading, paving, building construction, and the application of architectural 
coatings. As shown in Table 3.5-5, the construction phase of Alternative B would not exceed the 
SCAQMD maximum daily thresholds for CO, NOx, ROG, SOx, PM10, or PM2.5.  
 

Table 3.5-5 
Alternative B: Maximum Daily Construction-Related Emissions Summary (lbs per day) 

Construction 
Emissions CO NOx ROG SOx PM10 PM2.5 

Daily  
Maximum 141 48.4 21.9 0.11 22.5 7.67 

SCAQMD 
Threshold 550 100 75 150 150 55 

Exceeds? No No No No No No 
 

Based on emissions projected using CalEEMod, construction of Alternative B would result in emissions 
generally comparable to the proposed Project. Emissions resulting from construction of both Alternative 
B and the proposed Project would not exceed the SCAQMD maximum daily threshold.  
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Operations 
Operational emissions include area source emissions (e.g. pavement off-gassing), emissions from 
energy demand (e.g. electricity) and mobile source emissions (e.g. vehicle trips). As previously stated, 
the trip rates for Alternative B are based on the TIA prepared for the Project by Urban Crossroads, Inc.  
 

Table 3.5-6 shows the projected operational emissions expected to result from Alternative B. It is not 
expected to exceed the SCAQMD daily emissions threshold for SOx, PM10, or PM2.5. The operation of 
Alternative B is, however, expected to exceed the District’s daily threshold for CO, ROG and NOx. 
 

Table 3.5-6 
Alternative B: Maximum Daily Operational-Related Emissions Summary (lbs per day) 
Operational 
Emissions CO NOx ROG SOx PM10 PM2.5 

Daily  
Maximum 559 64.6 99.1 1.30 109 29.4 

SCAQMD 
Threshold 550 55 55 150 150 55 

Exceeds? Yes Yes Yes No No No 
 
Given the lower intensity and density of development proposed under Alternative B, operational 
emissions would be less than those resulting from the proposed Project for all six criteria pollutants shown 
in Table 3.5-6. Nonetheless, operational emissions resulting from implementation of Alternative B would 
exceed the SCAQMD maximum daily threshold for CO, ROG and NOx.  
 

Operational emissions from Alternative B would exceed the SCAQMD threshold for CO, NOx, and ROG, 
and therefore the associated impacts to air quality would be potentially significant. As described for 
Alternative A, ROG and CO emissions are due to area and mobile sources. Given that measures to 
reduce these emissions would be elective and subject to the discretion of residents and tenants of the 
development, such measures cannot be confidently quantified and applied as mitigation in a way that 
ensures operational ROG or CO emissions will not exceed the SCAQMD thresholds. Impacts would 
therefore be considered significant and unavoidable, though less significant than those resulting from the 
proposed Project.  
 

Cumulative Contribution – Non-Attainment Criteria Pollutants 
Given the dispersing nature of pollutant emissions and aggregate impacts from nearby jurisdictions, 
cumulative air quality is evaluated on a regional scale. As previously described, the Riverside County 
portion of the Salton Sea Air Basin (also known as the Coachella Valley planning area) is a designated 
non-attainment region for PM10 and ozone. Any development resulting in emissions of PM10, ozone, or 
ozone precursors will, to some extent, would make a cumulative contribution to existing regional non-
attainment.  
 
The SCAQMD does not currently provide thresholds of significance for the cumulative emissions of 
multiple projects. Instead, a project’s potential cumulative contributions can be analyzed using the criteria 
for project-specific impacts, assuming that if an individual development generates less than significant 
construction and operation emissions, then it would not generate a cumulatively considerable increase 
in non-attainment criteria pollutants. 
 
The proposed development site is located in a non-attainment area for PM10, as well ozone, for which 
precursors include CO, NOx, and ROG. As shown in Table 3.5-6, the emissions associated with the 
operation of Alternative B would exceed the District’s project-specific thresholds for CO, NOx and ROG, 
which are ozone precursors. The contributions associated with Alternative B to regional non-attainment 
for ozone would therefore be cumulatively considerable.  
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Alternative C - No Project Alternative 
Alternative C proposes to maintain the existing agricultural operation, which is cultivation of row crops. 
The ongoing agricultural activity on the site likely results in some criteria air pollutant emissions, 
particularly fugitive dust emissions from active and fallow fields, as well as emissions from fuel 
combustion for the operation of farm equipment.  
 
As previously stated, the Coachella Valley is a designated non-attainment region for PM10 and ozone. 
The emissions associated with the existing agricultural operation would not result in a cumulatively 
considerable net increase in criteria pollutants for PM10 or ozone, because the current conditions are the 
baseline ambient air quality. Alternative C would maintain the ambient air quality of the Project site, and 
therefore would not result in cumulative increases in criterial air pollutant emissions. There would be no 
impact.  
 
Alternative D - No Retail Commercial Center or Resort Uses 
Alternative D proposes the same mix of equestrian center uses, workforce housing, and residential as 
the proposed Project, but eliminates the retail commercial center, hotel, and resort condominiums in PA-
5 and PA-6. The elimination of on-site condominiums and commercial/retail uses would increase the 
average residential trip lengths by 4-7 miles for trips originating from home to shopping, work, 
entertainment, or other personal services. Alternative D proposes development at a lower intensity and 
density than proposed for the Project and would result in criteria pollutant emissions during the 
construction and operational phases. 
 
Construction 
Like the proposed Project, construction of Alternative D would occur over a seven-year period, concluding 
in 2032. The construction phase would include demolition of the existing agricultural sheds and 
structures, site preparation, grading, paving, building construction, and the application of architectural 
coatings. As shown in Table 3.5-7, construction emissions associated with Alternative D would not 
exceed the SCAQMD maximum daily thresholds for CO, NOx, ROG, SOx, PM10, or PM2.5.  
 

Table 3.5-7 
Alternative D: Maximum Daily Construction-Related Emissions Summary (lbs per day) 
Construction 

Emissions CO NOx ROG SOx PM10 PM2.5 
Daily  

Maximum 127 48.4 21.0 0.11 19.8 7.67 

SCAQMD 
Threshold 550 100 75 150 150 55 

Exceeds? No No No No No No 
 

Based on emissions projected using CalEEMod, construction of Alternative D would result in emissions 
generally comparable to the proposed Project. Emissions resulting from construction of both Alternative 
D and the Project would not exceed the SCAQMD maximum daily threshold.  
 
Operations 
Operational emissions include area source emissions (e.g. pavement off-gassing), emissions from 
energy use (e.g. electricity) and mobile source emissions (e.g. vehicle trips). As previously stated, the 
trip rates for Alternative D are based on the TIA prepared for the Project by Urban Crossroads, Inc.  
 

Table 3.5-8 shows the projected operational emissions expected to result from Alternative D, which not 
expected to exceed the SCAQMD daily emissions threshold for SOx, PM10, or PM2.5. The operation of 
Alternative D is, however, expected to exceed the District’s daily thresholds for CO, ROG and NOx. 
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Table 3.5-8 
Alternative D: Maximum Daily Operational-Related Emissions Summary (lbs per day) 
Operational 
Emissions CO NOx ROG SOx PM10 PM2.5 

Daily  
Maximum 600 55.3 96.3 1.41 127 33.2 

SCAQMD 
Threshold 550 55 55 150 150 55 

Exceeds? Yes Yes Yes No No No 
 
Given the lower intensity and density of development allowed under Alternative D, operational emissions 
would be less than those resulting from the proposed Project for all six criteria pollutants shown in Table 
3.5-8. Nonetheless, operational emissions resulting from Alternative D would exceed the SCAQMD 
maximum daily threshold for CO, NOx and ROG, and therefore the associated impacts to air quality 
would be potentially significant.  
 
As described for Alternatives A and B, Alternative D CO, NOx and ROG emissions are due to area and 
mobile sources. Given that measures to reduce these emissions would be elective and subject to the 
discretion of residents and tenants of the development, such measures cannot be confidently quantified 
and applied as mitigation in a way that ensures operational CO, NOx and ROG emissions will not exceed 
the SCAQMD thresholds. Impacts would therefore be considered significant and unavoidable, though 
less significant than those resulting from the proposed Project.  
 
Cumulative Contribution – Non-Attainment Criteria Pollutants 
Given the dispersing nature of pollutant emissions and aggregate impacts from nearby jurisdictions, 
cumulative effects on air quality are evaluated on a regional scale. As previously described, the Riverside 
County portion of the Salton Sea Air Basin (also known as the Coachella Valley planning area) is a 
designated a non-attainment region for PM10 and ozone. Any development resulting in emissions of PM10, 
ozone, or ozone precursors will, to some extent, contribute to existing regional non-attainment.  
 
The SCAQMD does not currently provide thresholds of significance for the cumulative emissions of 
multiple projects. Instead, a project’s potential cumulative contributions can be analyzed using the criteria 
for project-specific impacts, assuming that if an individual development generates less than significant 
construction and operation emissions, then it would not generate a cumulatively considerable increase 
in non-attainment criteria pollutants. 
 
The proposed development site is located in a non-attainment area for PM10, as well ozone, for which 
precursors include CO, NOx, and ROG. As shown in Table 3.5-8, the emissions associated with the 
operation of Alternative D would exceed the District’s project-specific thresholds for CO, NOx and ROG, 
which are ozone precursors. The contributions associated with Alternative D to regional non-attainment 
for ozone would therefore be cumulatively considerable.  
 
 

c) Expose sensitive receptors, which are located within one (1) mile of the project site, to 
substantial pollutant concentrations? 

 
The potential for a project to generate significant localized air quality impacts adversely affecting sensitive 
receptors can be determined through the analysis of Localized Significance Thresholds (LST). Sensitive 
receptors or land uses include, but are not limited to, schools, churches, residences, hospitals, day care 
facilities, and elderly care facilities. The nearest sensitive receptors to the subject site are the residential 
properties on Tyler Street, as shown in Exhibit 2.5-1.   
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Alternative A - Increased Intensity Mixed-Use Alternative 
According to SCAQMD, the analysis of LSTs is voluntary and designed for projects that are less than or 
equal to five acres.1 Buildout of the Alternative A will eventually involve disturbance of the entire 619.1±-
acre site, over the course of at least seven years. However, while the total development area greatly 
exceeds 5 acres, the area of daily disturbance (for purposes of LST analysis only) would be limited to 5 
acres or less per day at any given location on the property. As such, the SCAQMD 5-acre look up table 
is appropriate under the District’s methodology to screen for potential localized air quality impacts.2  
 
A special modeling run in CalEEMod was conducted for Alternative A to determine the potential 
construction emissions resulting from buildout of Planning Area 3 (PA-3) of the development. Under the 
proposed Project and all “build” alternatives, PA-3 proposes the development of 605 units of attached 
and detached single family housing on the east side of the subject site, adjacent to Tyler Street.  
 
Alternative A does not include major stationary polluters such as a landfill, chemical plant, or refinery, 
and therefore LST analysis was not conducted or required for the development’s operations.  
 
The SCAQMD Mass Rate LST Look-up Tables were used to determine if Alternative A would result in 
significant adverse localized air quality impacts during construction. The LST Look-Up Table for SRA 30 
(Coachella Valley) was used to establish thresholds. Given that the residences on Tyler Street are 
approximately 50 feet (15.24 meters) from the boundary of the subject site, the shortest available receptor 
distance of 25 meters was used. Table 3.5-9 shows the construction emissions of CO, NOx, PM10, and 
PM2.5 projected to result from Alternative A, compared to the SCAQMD localized significance thresholds.  
 

Table 3.5-9 
Alternative A: Localized Significance Thresholds (25 Meters, 5 Acres) 

(lbs per day) 
 CO NOx PM10 PM2.5 
Construction1 49.71 29.24 9.13 5.13 
LST Threshold 2,292 304 14 8 
Exceeds? No No No No 
1Construction emissions based on special model run for Planning Area 3 only, assuming a maximum area of daily 
disturbance of 5 acres.   

 
As shown in the above table, the construction of Alternative A would not exceed the LSTs for CO, NOx, 
PM10, or PM2.5. Therefore, construction of Alternative A would not have significant localized air quality 
impacts on the existing residences on Tyler Street.  
 
Given that Alternative A would potentially be constructed in phases, it is possible that sensitive land uses 
built on-site in earlier phases may be impacted by criteria pollutants emitted during the construction of 
subsequent phases. However, LSTs were analyzed using the most intensive proposed land use and the 
minimum receptor distance in order to provide a conservative assessment of potential impacts. 
Therefore, based on the projection that no more than 5-acres are disrupted per day during construction, 
the results in Table 3.5-9 are applicable to construction and receptors within Alternative A.  
 

 
1  South Coast Air Quality Management District, Localized Significance Thresholds 

http://www.aqmd.gov/home/rules-compliance/ceqa/air-quality-analysis-handbook/localized-significance-
thresholds (accessed April 2023).  

2  Ibid.   
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Future sensitive receptors could also be constructed within the vicinity of the proposed development, 
prior to the completion of the construction of all planning areas. Because the construction LSTs were 
projected using the worst-case scenario, the findings in Table 3.5-9 are still applicable to future receptors 
in the vicinity of the proposed development. It can therefore be determined that Alternative A would not 
generate significant adverse localized air quality impacts affecting sensitive receptors. 
 
Health Impacts 
As described in greater detail in Section 2.5.6(c), it is currently scientifically impossible to calculate the 
degree to which an individual’s health would be impacted by exposure to various levels of criteria pollutant 
emissions. The extent to which the construction and operation of Alternative A may pose a health risk is 
therefore somewhat uncertain. However, the application of the SCAQMD localized significance 
thresholds indicates that construction of Alternative A would have less than significant impacts to 
sensitive receptors. Likewise, the overall emissions expected to result from Alternative A based on 
projections developed using CalEEMod indicate that the proposed development would not exceed the 
SCAQMD mass rate thresholds during construction or operations. 
 
Furthermore, as discussed in Section 2.5.6, a Health Risk Assessment is not required for the Project 
because the subject site is not in proximity to any existing sources of high levels of Toxic Air Contaminants 
(TACs), and the development does not propose any uses that would emit high levels of TACs. Given that 
Alternative A would involve the same property and the same types of land uses, an HRA would not be 
required. Based on these findings, it is therefore anticipated that the potential impacts and associated 
health effects resulting from criteria pollutants emitted by Alternative A would be overall less than 
significant.  
 
Both Alternative A and the proposed Project would result in construction emissions below the SCAQMD 
LST thresholds, and neither project scenario is expected to result in significant health effects. However, 
the localized emissions resulting from construction of Alternative A are higher than those resulting from 
the Project.   
 
Alternative B - Low Density Residential Alternative 
As stated above, the analysis of LSTs is voluntary and designed for projects that are less than or equal 
to five acres, according to SCAQMD.3 Buildout of the Alternative B would eventually involve disturbance 
of the entire 619.1±-acre site, over the course of at least six years. However, while the total development 
area greatly exceeds 5 acres, the area of daily disturbance (for purposes of LST analysis only) would be 
limited to 5 acres or less per day at any given location on-site. As such, the SCAQMD 5-acre look up 
table is appropriate under the District’s methodology to screen for potential localized air quality impacts.4  
 
A special modeling run in CalEEMod was conducted for Alternative B to determine the potential 
construction emissions resulting from buildout of Planning Area 3 (PA-3). Under this Project alternative, 
PA-3 proposes the development of 139 units of attached single family housing on the east side of the 
subject site, adjacent to Tyler Street.  
 
The proposed development does not include major stationary polluters such as a landfill, chemical plant, 
or refinery, and therefore LST analysis was not conducted or required for the operation of Alternative B. 
 

 
3  South Coast Air Quality Management District, Localized Significance Thresholds 

http://www.aqmd.gov/home/rules-compliance/ceqa/air-quality-analysis-handbook/localized-significance-
thresholds (accessed April 2023).  

4  Ibid.   
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The SCAQMD Mass Rate LST Look-up Tables were used to determine if the proposed development 
would result in significant adverse localized air quality impacts during construction. The LST Look-Up 
Table for SRA 30 (Coachella Valley) was used to established thresholds. Given that the residences on 
Tyler Street are approximately 50 feet (15.24 meters) from the boundary of the subject site, the shortest 
available receptor distance of 25 meters was used. Table 3.5-10 shows the construction emissions of 
CO, NOx, PM10, and PM2.5 projected to result from Alternative B, compared to the SCAQMD localized 
significance thresholds.  
 

Table 3.5-10 
Alternative B: Localized Significance Thresholds (25 Meters, 5 Acres) 

(lbs per day) 
 CO NOx PM10 PM2.5 
Construction1 49.70 29.24 9.13 5.13 
LST Threshold 2,292 304 14 8 
Exceeds? No No No No 
1Construction emissions based on special model run for Planning Area 3 only, assuming a maximum area of daily 
disturbance of 5 acres.   

 
As shown in the above table, the construction of Alternative B would not exceed the LSTs for CO, NOx, 
PM10, or PM2.5. It can therefore be concluded that the construction of Alternative B would not have 
significant localized air quality impacts on the existing residences on Tyler Street, and by extension other, 
more distant sensitive receptors within one mile of the site.  
 
For the reasons discussed for Alternative A in Section 3.5.3(c), the results shown in Table 3.5-9 are also 
applicable to sensitive land uses built within the subject site prior to buildout of adjacent planning areas, 
as well as to potential future sensitive receptors built in the vicinity of the Project site prior to the 
completion of construction. It can therefore be determined that Alternative B would not generate 
significant adverse localized air quality impacts affecting sensitive receptors. 
 
Health Impacts 
As described in greater detail in Section 2.5.6(c), it is currently scientifically impossible to calculate the 
degree to which an individual’s health would be impacted by exposure to various levels of criteria pollutant 
emissions. While the extent to which the construction and operation of Alternative B may pose a health 
risk is therefore uncertain, the application of the SCAQMD localized significance thresholds indicates that 
construction of Alternative B would have less than significant impacts to sensitive receptors. Likewise, 
the overall emissions expected to result from Alternative B based on projections developed using 
CalEEMod indicate that the proposed development would not exceed the SCAQMD mass rate 
thresholds.  
 
Furthermore, as discussed in Section 2.5.6, a Health Risk Assessment is not required for the Project 
because the subject site is not in proximity to any existing sources of high levels of Toxic Air Contaminants 
(TACs), and the development does not propose any uses that would emit high levels of TACs. Given that 
Alternative B involves the same property and the same proposed land uses, it would also not be subject 
to an HRA. Based on these findings, it is therefore anticipated that the potential impacts and associated 
health effects resulting from criteria pollutants emitted by Alternative B would overall be less than 
significant. 
 
Construction emissions resulting from Alternative B and the proposed Project are expected to be 
comparable and would not exceed the SCAQMD LST thresholds. Likewise, operation of both the Project 
and Alternative B would not be expected to result in significant health effects. Impacts would be 
comparable and less than significant.    
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Alternative C - No Project Alternative 
Alternative C proposes the continued operation of the existing agricultural property. As previously stated, 
the nearest sensitive receptors to the subject site are the existing residential properties on Tyler Street. 
These sensitive receptors may be exposed to the pollutant emissions resulting from the existing 
agricultural operation, such as fugitive dust emitted by ground disturbing activities and emissions resulting 
from the operation of farm equipment. However, given that Alternative C proposes no development, the 
resulting pollutant concentrations would remain the same as the baseline conditions. Potential impacts 
to sensitive receptors would therefore be less than significant.  
 
Alternative D - No Retail Commercial Center or Resort Uses 
SAs stated above, the analysis of LSTs is voluntary and designed for projects that are less than or equal 
to five acres, according to SCAQMD.5 Buildout of the Alternative D would eventually involve disturbance 
of the entire 619.1±-acre site, over the course of at least six years. However, while the total development 
area greatly exceeds 5 acres, the area of daily disturbance (for purposes of LST analysis only) would be 
limited to 5 acres or less per day at any given location on-site. As such, the SCAQMD 5-acre look up 
table is appropriate under the District’s methodology to screen for potential localized air quality impacts.6  
 
Alternative D assumes the same Planning Area 3 (PA-3) density as the proposed Project; therefore, LST 
emission impacts discussed in Section 2.5 Air Quality would apply to Alternative D. As discussed in 
Section 2.5 Air Quality, PA-3 proposes the development of 390 units of detached and attached single 
family housing on the east side of the subject site, adjacent to Tyler Street.  
 
The proposed development does not include major stationary polluters such as a landfill, chemical plant, 
or refinery, and therefore LST analysis was not conducted or required for the operation of Alternative D. 
 
The SCAQMD Mass Rate LST Look-up Tables were used to determine if the proposed development 
would result in significant adverse localized air quality impacts during construction. The LST Look-Up 
Table for SRA 30 (Coachella Valley) was used to established thresholds. Given that the residences on 
Tyler Street are approximately 50 feet (15.24 meters) from the boundary of the subject site, the shortest 
available receptor distance of 25 meters was used. Table 3.5-11 shows the construction emissions of 
CO, NOx, PM10, and PM2.5 projected to result from Alternative D, compared to the SCAQMD localized 
significance thresholds.  
 

Table 3.5-11 
Alternative D: Localized Significance Thresholds (25 Meters, 5 Acres) 

(lbs per day) 
 CO NOx PM10 PM2.5 
Construction1 36.6 29.2 9.1 5.1 
LST Threshold 2,292 304 14 8 
Exceeds? No No No No 
1Construction emissions based on special model run for Planning Area 3 only, assuming a maximum area of daily 
disturbance of 5 acres.   

 

 
5  South Coast Air Quality Management District, Localized Significance Thresholds 

http://www.aqmd.gov/home/rules-compliance/ceqa/air-quality-analysis-handbook/localized-significance-
thresholds (accessed April 2023).  

6  Ibid.   
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As shown in the above table, the construction of Alternative D would not exceed the LSTs for CO, NOx, 
PM10, or PM2.5. It can therefore be concluded that the construction of Alternative D would not have 
significant localized air quality impacts on the existing residences on Tyler Street.  
 
For the reasons discussed for Alternatives A and B in Section 3.5.3(c), the results shown in Table 3.5-11 
are also applicable to sensitive land uses built within the subject site prior to buildout of adjacent planning 
areas, as well as to potential future sensitive receptors built in the vicinity of the site prior to the completion 
of construction. It can therefore be determined that Alternative D would not generate significant adverse 
localized air quality impacts affecting sensitive receptors. 
 
Health Impacts 
As described in greater detail in Section 2.5.6(c), it is currently scientifically impossible to calculate the 
degree to which an individual’s health would be impacted by exposure to various levels of criteria pollutant 
emissions. While the extent to which the construction and operation of Alternative D may pose a health 
risk is therefore uncertain, the application of the SCAQMD localized significance thresholds indicates that 
construction of Alternative D would have less than significant impacts to sensitive receptors. Likewise, 
the overall emissions expected to result from Alternative D based on projections developed using 
CalEEMod indicate that the proposed development would not exceed the SCAQMD mass rate 
thresholds.  
 
Furthermore, as discussed in Section 2.5.6, a Health Risk Assessment is not required for the Project 
because the subject site is not in proximity to any existing sources of high levels of Toxic Air Contaminants 
(TACs), and the development does not propose any uses that would emit high levels of TACs. Given that 
Alternative D involves the same property and many of the same proposed land uses, it would also not be 
subject to an HRA. Based on these findings, it is therefore anticipated that the potential impacts and 
associated health effects resulting from criteria pollutants emitted by Alternative D would overall be less 
than significant. 
 
Construction emissions resulting from Alternative D and the proposed Project are the same because they 
proposed the same PA-3 land use and would not exceed the SCAQMD LST thresholds. Likewise, 
operation of both the Project and Alternative D would not be expected to result in significant health effects. 
Impacts would be comparable and less then significant.    

 
 
d) Result in other emissions (such as those leading to odors) adversely affecting a 

substantial number of people? 
 

Alternative A - Increased Intensity Mixed-Use Alternative 
Like the proposed Project, Alternative A would have the potential to result in short-term odors associated 
with the operation of heavy equipment during grading, building construction, and other construction 
activities. These odors would be temporary and would quickly disperse below detectable levels with 
increased distance from the construction area.  
 
During operations, residential and most commercial uses would not generate significant odors. The 
proposed restaurants would have the potential to generate odors, however, plan review by the Riverside 
County Department of Environmental Health would ensure that adequate ventilation is provided in 
cooking areas in order to minimize the potential emission of nuisance odors.  
 
The sewer lift station proposed for PA-4 of the development could result in the emission of odors if not 
operated and maintained properly. However, the proposed lift station will be underground, and built to 
industry standards including ventilation and other odor control measures, to ensure that impacts resulting 
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from potential emissions would be less than significant. Operation of the equestrian center (PA-1) could 
also result in the emission of nuisance odors, particularly as a result of animal waste. However, as 
described in Section 2.5.6(d), the daily removal of manure would reduce potential nuisance odors related 
to the equestrian center to less than significant levels. Overall, impacts related to odors and other 
emissions resulting from Alternative A would be less than significant, and would be expected to be 
comparable with those resulting from the proposed Project.  

 
Alternative B - Low Density Residential Alternative 
While Alternative B proposes fewer residential units and commercial uses than the Project and Alternative 
A, the equestrian center would remain the same size and intensity in all four “build” scenarios. As 
described for Alternative A, above, residential, and commercial uses are not expected to emit odors of a 
significance that would cause adverse effects.  
 
The proposed equestrian center would have the potential to emit nuisance odors. However, such odors 
can be minimized through the daily remove of manure and implementation of other best management 
practices. Likewise, integration of standard odor control measures would ensure that potential emissions 
resulting from the proposed sewer lift station would be less than significant. Overall, impacts related to 
nuisance odors resulting from Alternative B would be less than significant, and would be expected to be 
comparable with those resulting from the proposed Project.  
 
Alternative C - No Project Alternative 
Alternative C proposes the continued operation of the existing agricultural property. This land use may 
result in emission of odors that may be a nuisance to nearby sensitive receptors, such as the residential 
properties on Tyler Street. The existing agricultural operation is comprised of row crops, which are 
generally associated with the emission of less severe nuisance odors than agricultural operations that 
include livestock. Moreover, given that Alternative C proposes no development, the resulting emission of 
odors would remain the same as the baseline conditions. Potential impacts related to odors and other 
emissions would therefore be less than significant.  
 
Alternative D - No Retail Commercial Center or Resort Uses 
While Alternative D proposes fewer residential units and commercial uses than the Project, the equestrian 
center would remain the same size and intensity in all four scenarios. As described for Alternatives A and 
B, above, residential and commercial uses are not expected to emit odors of a significance that would 
cause adverse effects.  
 
The proposed equestrian center would have the potential to result in the emission of nuisance odors. 
However, such odors can be minimized through the daily remove of manure and implementation of other 
best management practices. Likewise, integration of standard odor control measures would ensure that 
potential emissions resulting from the proposed sewer lift station would be less than significant. Overall, 
impacts related to nuisance odors resulting from Alternative D would be less than significant, and would 
be expected to be comparable with those resulting from the proposed Project 
 

3.5.4 Mitigation Measures 
 
The mitigation measure set forth in Section 2.5.7 of this EIR would be applied to Alternatives A, B and D. 
Nonetheless, impacts related to conflicts with air quality plans and cited criteria pollutant emission 
threshold for Alternatives A, B and D would be significant and unavoidable.  
 
Alternative C would result in no new impacts to air quality, and therefore requires no mitigation.  
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3.5.5 Environmental Superior Alternative 

 
Alternative C would result in no changes in air quality from the existing conditions, but also would not 
meet the Project objectives. Alternatives A and B would achieve more Project objectives than Alternative 
D, and all three would have similar impacts to the implementation of air quality plans, sensitive receptors, 
and nuisance odors. However, the lower residential density and commercial intensity proposed for 
Alternatives B and D would result in lower criteria pollutant emissions than Alternative A, especially during 
operations. Alternative A would exceed the SCAQMD daily emissions thresholds for CO, NOx, ROG, and 
PM10 during operations, whereas Alternatives B and D would only exceed for CO, NOx, and ROG. 
Compared to Alternative B, Alternative D would result in higher CO and PM emissions, but lower ROG 
and NOx emissions. This is primarily due to the change in the commercial and residential trip mix, and 
the 4-11 mile per average residential trip increase under Alternative D due to the elimination of on-site 
commercial and retail uses. 
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3.6 Biological Resources 
 

3.6.1 Introduction 
 
The following section analyses the potential impacts to biological resources resulting from the Project 
alternatives.  
 
 

3.6.2 Existing Conditions 
 
The subject property is located in the southeastern Coachella Valley, on the valley floor. It is located 
within the boundaries of the Coachella Valley MSHCP (CVMSHCP)1, approximately 2.5 miles northeast 
of the Santa Rosa and San Jacinto Mountains Conservation Area, and approximately 3 miles northwest 
of the Coachella Valley Stormwater Channel and Delta Conservation Area.  
 

The land on and adjacent to the Project site has mostly been heavily altered for agricultural development, 
road construction and maintenance, and, to a lesser extent, residential and livestock use. The entirety of 
the Project site has been in active agricultural use since at least 1959. As a result of routine disturbance 
associated with agricultural operations, there are no native vegetation communities, no fully developed 
nonnative vegetation communities, and no trees present on the property; only a half dozen small shrubs 
remain at and near the well site. 
 
The Biological Resources Assessment and Coachella Valley Multiple Species Habitat Conservation Plan 
Compliance Report2 (see Appendix B) prepared for the proposed Project identified sixteen plant species 
on the subject site, including nine native and seven nonnative and/or weedy species. Vertebrate wildlife 
observed on the site was not abundant or diverse, with a total of five species identified during the field 
survey. All five of the observed species are common to the area, and two are nonnative introduced 
species.  
 

Please see Section 2.6 for a detailed description of the regulatory framework and existing biological 
conditions relating to the planning area.    
 
 

3.6.3 Alternatives Impact Analysis 
 

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

 
Alternative A – Increased Intensity Mixed-Use Alternative 
Alternative A proposes to develop the same 619.1±-acre site as the Project, but at a higher intensity and 
density. Like the proposed Project, Alternative A would comply with the CVMSHCP and would pay the 
land development/mitigation fees required from all new developments in the plan area. As discussed in 
greater detail under threshold discussion c), below, the development of Alternative A is not anticipated to 
have any impacts on species covered by the CVMSHCP. Compliance with mitigation measures BIO-1 
and BIO-2 will further minimize potential impacts to any covered species encountered during construction 
of Alternative A. Overall, Alternative A will comply with the requirements of the CVMSHCP, the local 
adopted Habitat Conservation Plan and Natural Community Conservation Plan, and impacts will be less 
than significant and comparable to the proposed Project. 

 
1  The Coachella Valley Multiple Species Habitat Conservation Plan is also a “Natural Community Conservation 

Plan” (NCCP), as defined by the California Fish and Game Code. 
2  “Biological Resources Assessment and Coachella Valley Multiple Species Habitat Conservation Plan 

Compliance Report, Thermal Ranch Development Project, Thermal, Riverside County, California,” Wood 
Environment & Infrastructure, Inc., September 28, 2022. 
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Alternative B – Low Density Residential Alternative 
Alternative B proposes to develop the same 619.1±-acre site as the Project, but at a lower intensity and 
density. Alternative B would comply with the CVMSHCP and would pay the required land 
development/mitigation fees. As discussed in greater detail under threshold discussion c), below, the 
development of Alternative B is not anticipated to have any impacts on species covered by the 
CVMSHCP. Alternative B would also be required to implement mitigation measures BIO-1 and BIO-2, 
which would further minimize potential impacts to any covered species. Overall, like the Project, 
Alternative B would comply with the requirements of the CVMSHCP, and impacts would therefore be less 
than significant and comparable to the proposed Project.  
 
Alternative C – No Project Alternative 
Alternative C proposes no changes to the existing conditions. It would thus not result in any impacts to 
biological resources that would conflict with the provisions of the adopted CVMSHCP, or other approved 
local, regional, or state conservation plans. There would be no impacts.  
 
Alternative D – No Retail Commercial Center or Resort Uses 
Alternative D replaces the retail commercial center, resort condominium uses and hotel with estate 
residential parcels. Under Alternative D, all resort condominium uses in PA-5 and retail commercial 
square footage in PA-6 would be replaced with estate residential uses with a density of 0.42 dwelling 
units per acre, or 2.3 acre lots. In addition, the density of residential lots in PA-2 would be slightly reduced 
from 0.6 to 0.5 dwelling units per acre, or two acre lots. In comparison with the proposed Project, 
Alternative D would result in 340 fewer residential units (resort condominiums) for a 25% decrease, a 
reduction in retail commercial space by 200,000 square feet for a 73% decrease, and elimination of the 
hotel use.  
 
 

b) Have a substantial adverse effect, either directly or through habitat modifications, on any 
endangered, or threatened species, as listed in Title 14 of the California Code of 
Regulations (Sections 670.2 or 670.5) or in Title 50, Code of Federal Regulations (Sections 
17.11 or 17.12)? 

 
Alternative A – Increased Intensity Mixed-Use Alternative 
Alternative A proposes a higher density and intensity of development than the proposed Project, and, like 
the Project, would result in the disturbance of the entire 619.1±-acre site. The literature review conducted 
for the Biological Resources Report identified 11 endangered or threatened species as having the 
potential to occur on the Project site and the surrounding area. However, no endangered or threatened 
species were observed on the site during the field survey, and the site’s long-term use for agriculture has 
largely limited the potential for such species to occur there. As described in greater detail in Section 
2.6.6(b), the subject site lacks suitable habitat for any of the listed plant, invertebrate, fish, amphibian, 
reptile, or mammal species. These species therefore have a very low probably of occurring on the site, 
and are not anticipated to be impacted by the development of Alternative A. 
 
Potential nesting and foraging habitat for one endangered or threatened bird species, Yuma Ridgway’s 
(clapper) rail, was identified in a ponded area near the Project site. However, given that the potential 
habitat is located off-site and is seasonally associated with farm irrigation runoff, the development 
proposed under Alternative A is not expected to impact the species or its habitat. Overall, the available 
evidence indicates a very low probability of Alternative A adversely affecting any endangered or 
threatened species, as listed in Title 14 of the California Code of Regulations (Sections 670.2 or 670.5) 
or in Title 50, Code of Federal Regulations (Sections 17.11 or 17.12), and impacts would be less than 
significant and comparable to the proposed Project.  
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Alternative B – Low Density Residential Alternative 
While Alternative B proposes a lower intensity of development than the Project, it would still result in the 
conversion of the entire 619.1±-acre site to urban uses. As result, the development of Alternative B would 
have the same potential impacts on endangered or threatened species as the proposed Project and as 
described for Alternative A, above.  
 
None of the 11 listed species known to occur in the Project area were observed on the subject site. Due 
to the lack of habitat on the subject site, there is a very low probability of occurrence for any of the 11 
identified endangered or threatened species. Potential seasonal habitat for Yuma Ridgway’s (clapper) 
rail was identified off-site, south of the subject property. However, given the off-site location of this habitat, 
the development of Alternative B is not expected to impact the species or its habitat.  
 
Overall, the available evidence indicates a very low probability of Alternative B adversely affecting any 
endangered or threatened species, as listed in Title 14 of the California Code of Regulations (Sections 
670.2 or 670.5) or in Title 50, Code of Federal Regulations (Sections 17.11 or 17.12), and impacts would 
be less than significant.  
 
Alternative C – No Project Alternative 
Alternative C proposes the continuation of existing conditions. The property would continue to be used 
for agriculture. There would be no adverse effect, either directly or through habitat modifications, on any 
endangered or threatened species, as listed in Title 14 of the California Code of Regulations (Sections 
670.2 or 670.5) or in Title 50, Code of Federal Regulations (Sections 17.11 or 17.12). 
 
Alternative D – No Retail Commercial Center or Resort Uses 
Alternative D would result in the same overall impacts to biological resources that are associated with 
the proposed Project and the other “build” alternatives. None of the 11 listed species known to occur in 
the Project area were observed on the subject site. With a total lack of habitat on the subject site, there 
is a very low probability of occurrence for any of the 11 identified endangered or threatened species. 
Potential seasonal habitat for Yuma Ridgway’s (clapper) rail was identified off-site, south of the subject 
property. However, given the off-site location of this habitat, the development of Alternative D is not 
expected to impact the species or its habitat. Overall, the available evidence indicates a very low 
probability of Alternative B adversely affecting any endangered or threatened species, as listed in Title 
14 of the California Code of Regulations (Sections 670.2 or 670.5) or in Title 50, Code of Federal 
Regulations (Sections 17.11 or 17.12), and impacts would be less than significant.  
 
 

c) 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. 
Wildlife Service? 

 
Alternative A – Increased Intensity Mixed-Use Alternative 
As stated above, Alternative A would result in the disturbance of the entire 619.1±-acre site, and would 
thus have comparable impacts to special status species as the proposed Project. The subject site lacks 
suitable habitat for any of the candidate, sensitive, or special status plant, invertebrate, amphibian, reptile, 
or mammal species known to occur in the area.  
 
During the biological resources survey conducted for the Project, the only special status wildlife species 
observed was a great blue heron. The heron, observed adjacent to the subject site, is only considered 
sensitive when at its nesting rookeries. Due to lack of habitat, there is no potential for a rookery to occur 
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on the subject site, and therefore heron are not expected to be impacted by the proposed development. 
However, pursuant to requirements of both the CVMSHCP as well as the Migratory Bird Treaty Act 
(MBTA), the development of Alternative A must either avoid site disturbance during the February 1 to 
August 31 nesting season, or must have a nesting bird survey conducted by a qualified ornithologist or 
biologist immediately prior to on-site disturbance (as provided in BIO-1).  
 
Burrowing owl, a CVMSHCP covered species, was not observed on the subject site and, according to 
the Biological Resources Assessment, has a very low potential of foraging or nesting on the property. 
However, because burrowing owls can disperse from nearby occupied areas, a preconstruction survey 
following the California Department of Fish and Game (2012) guidelines must be conducted prior to any 
ground-disturbing activities (BIO-2).   
 
Overall, given that the subject site lacks adequate habitat for the identified special status species to occur, 
development of Alternative A would not be expected to impact, either directly or through habitat 
modifications, any CVMSHCP covered species, or species designated as candidate, sensitive, or special 
status by the CDFW. Implementation of BIO-1 and BIO-2, as well as payment of the CVMSHCP 
development/mitigation fee and participation in the plan, will ensure that any potential impacts to covered 
species are mitigated. Impacts would be less than significant with mitigation and comparable to the 
proposed Project.  
 
Alternative B – Low Density Residential Alternative 
The development of Alternative B would result in the disturbance of the entire property. It would therefore 
result in the same potential impacts to candidate, sensitive, or special status species as the proposed 
Project, and as described for Alternative A above. Due to lack of suitable on-site habitat, Alternative B 
would not be expected to impact any special status invertebrate, amphibian, reptile, or mammal species. 
While it is not anticipated impact any special status bird species nesting on the subject site, 
implementation of BIO-1 and BIO-2 would further ensure that nesting birds, as covered by the CVMSHCP 
and MBTA, as well as borrowing owl, would not be impacted by the proposed development. With 
participation in the CVMSHCP and payment of the development/mitigation fee, Alternative B would have 
less than significant impacts to CVMSHCP covered species, and species designated as candidate, 
sensitive, or special status by the CDFW. Impacts would be less than significant with mitigation.  
 
Alternative C – No Project Alternative 
Alternative C proposes no change to the existing conditions on-site, and ongoing use of the property for 
agriculture. It would have no adverse effect, either directly or through habitat modifications, on any 
species identified as a candidate, sensitive, or special status species in the CVMSHCP, or as designated 
by the California Department of Fish and Wildlife or U.S. Wildlife Service. There would be no impact. 
 
Alternative D – No Retail Commercial Center or Resort Uses 
The development of Alternative D would result in the disturbance of the entire property. It would therefore 
result in the same potential impacts to candidate, sensitive, or special status species as the proposed 
Project, and from the other “build” alternatives. Due to lack of suitable on-site habitat, Alternative D would 
not be expected to impact any special status invertebrate, amphibian, reptile, or mammal species. While 
Alternative D is not anticipated to impact any special status bird species nesting on the subject site, 
implementation of BIO-1 and BIO-2 would ensure that nesting birds, as covered by the CVMSHCP and 
MBTA, as well as borrowing owl, would not be impacted by the implementation of Alternative D. With 
participation in the CVMSHCP and payment of the development/mitigation fee, Alternative D would have 
less than significant impacts to CVMSHCP covered species, and species designated as candidate, 
sensitive, or special status by the CDFW. Impacts would be less than significant with mitigation.  
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d) Interfere substantially with the movement of any native resident or migratory fish or 
wildlife species or with established native resident or migratory wildlife corridors, or 
impede the use of native wildlife nursery sites? 

 
Alternative A – Increased Intensity Mixed-Use Alternative 
The entire Project site has been in active cultivation for several decades. Given that Alternative A would 
result in the conversion of the entire site to urban uses, it would have the same potential impacts related 
to the movement of native or migratory wildlife species as the proposed Project. According to the 
Biological Resources Assessment Report prepared for the Project, the site does not provide connectivity 
to any adjacent well-developed native habitat or conservation areas. Furthermore, because the site is 
currently in active agricultural use and provides little to no vegetative cover or habitat for nesting birds, 
fish, or other migratory wildlife, it is not expected to be in use as an established corridor. 
 
There are no bodies of flowing or standing water on the subject site, and as such, there is no suitable 
habitat for migratory fish.  
 
While some sensitive bird species have a low potential of foraging over the subject site, and a great blue 
heron was spotted adjacent to the site, the property lacks suitable habitat for these species to nest. 
Implementation of BIO-1 would further ensure that any unanticipated nesting birds on the property would 
not be impacted by the development of Alternative A.  
 
Overall, the subject site and adjacent properties are expected to lack the habitat to serve as a nursery 
site or wildlife corridor for many species and impacts to wildlife movement and nurseries are expected to 
be less than significant and comparable to the proposed Project. 
 
Alternative B – Low Density Residential Alternative 
Alterative B would result in the disturbance of the entire site, and thus would have the same potential 
impacts related to wildlife movement and nurseries as the proposed Project and as described for 
Alternative A, above.  
 
The subject site is not expected to be in use as an established wildlife corridor due to its current active 
agricultural use. The site also does not connect to any adjacent well-developed native habitat or 
conservation areas. There is no suitable habitat for migratory fish to occur on the subject site. While the 
site also lacks suitable habitat for nesting birds, implementation of BIO-1 would ensure that no 
unanticipated nesting birds would be impacted by development of the Alternative B scenario. Overall, the 
development of Alternative B would have less than significant impacts on the movement of any native 
resident or migratory fish or wildlife species or with established native resident or migratory wildlife 
corridors, nor would it impede the use of native wildlife nursey sites.  
 
Alternative C – No Project Alternative 
Alternative C would involve the ongoing agricultural use of the site and would not result in any change to 
the current conditions on-site. Continued agricultural operations would not result in any changes to the 
site’s potential use for wildlife movement or nursery sites. Alternative C would therefore not interfere with 
the movement of any native resident or migratory fish or wildlife species or with established native 
resident or migratory wildlife corridors, nor would it impede the use of native wildlife nursery sites. 
 
Alternative D – No Retail Commercial Center or Resort Uses 
As with the proposed Project and other “build” alternatives, Alternative D would disturbance the entire 
site, and would have the same potential impacts related to wildlife movement and nurseries as the 
proposed Project. The subject site is not expected to be in use as an established wildlife corridor due to 
its current active agricultural use and lack of cover. The site also does not connect to any adjacent well-
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developed native habitat or conservation areas. There is no suitable habitat for migratory fish to occur on 
the subject site. While the site also lacks suitable habitat for nesting birds, implementation of BIO-1 would 
ensure that no unanticipated nesting birds would be impacted by development of the Alternative D 
scenario. Overall, the development of Alternative D would have less than significant impacts on the 
movement of any native resident or migratory fish or wildlife species or with established native resident 
or migratory wildlife corridors, nor would it impede the use of native wildlife nursey sites.  
 
 

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

 
Alternative A – Increased Intensity Mixed-Use Alternative 
There is no riparian habitat on the subject site. As described for the proposed Project, the vicinity of the 
subject site lacks riparian habitat to support least Bell’s vireo or the southwestern willow flycatcher, and 
while the temporary ponding area to the south of the site may have some potential to support Yuma 
Ridgway’s (clapper) rail, this area would not be impacted by the developed proposed by Alternative A.  
 
The landscape palette for development under Alternative A must not use invasive plants, which will 
protect sensitive natural communities potentially occurring in the vicinity of the subject site from potential 
impacts. Accordingly, Alternative A would not have a substantial adverse effect on any riparian habitat or 
other sensitive natural community identified in local or regional plans, policies, and regulations or by the 
California Department of Fish and Wildlife or U. S. Fish and Wildlife Service, similar to the proposed 
Project. 
 
Alternative B – Low Density Residential Alternative 
As stated above, there are no riparian habitat or other sensitive natural communities identified in local or 
regional plans, policies, and regulations, or by the CDFW or USFWS on the subject site or immediate 
vicinity. The landscape palette for development under Alternative B must not use invasive plants, which 
will protect sensitive natural communities that may occur in the vicinity of the subject site from potential 
impacts. Overall, Alternative B would not have a substantial adverse effect on any riparian habitat or 
other sensitive natural community identified in local or regional plans, policies, and regulations or by the 
California Department of Fish and Wildlife or U. S. Fish and Wildlife Service, similar to the proposed 
Project. 
 
Alternative C – No Project Alternative 
Alternative C proposes no change in the current conditions of the subject site. The ongoing use of the 
site for agriculture would have no new effects on any riparian habitat or other sensitive natural community 
identified in local or regional plans, policies, and regulations or by the California Department of Fish and 
Wildlife or U. S. Fish and Wildlife Service. There would be no impact.  
 
Alternative D – No Retail Commercial Center or Resort Uses 
Neither the subject property nor the immediate vicinity provides riparian habitat or other sensitive natural 
communities identified in local or regional plans, policies, and regulations, or by the CDFW or USFWS. 
As with the proposed Project and other “build” alternatives, the landscape palette for development of the 
proposed Project would also be applicable to development of Alternative D and would preclude use of 
invasive plants, which will protect sensitive natural communities that may occur in the vicinity of the 
subject site from potential impacts. Overall, Alternative D would not have a substantial adverse effect on 
any riparian habitat or other sensitive natural community identified in local or regional plans, policies, and 
regulations or by the California Department of Fish and Wildlife or U. S. Fish and Wildlife Service. Impacts 
would be comparable to those associated with the proposed Project and would be less than significant.  
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g) Conflict with any local policies or ordinances protecting biological resources, such as a 
tree preservation policy or ordinance? 

 
Alternative A - Increased Intensity Mixed-Use Alternative 
As described for the proposed Project, compliance with the CVMSHCP and use of native and non-
invasive plants for the site’s landscaping will ensure that Alternative A would have no impacts that conflict 
with local policies or ordinance protecting biological resources. Implementation of mitigation measures 
BIO-1 to BIO-2 would further ensure that there are no impacts to protected species. Overall, Alternative 
A would not conflict with any local policies or ordinances protecting biological resources, and impacts 
would be comparable to the proposed Project.  
 
Alternative B - Low Density Residential Alternative 
Alternative B would be required to comply with the CVMSHCP and, pursuant to the Multipurpose Open 
Space Element of the Riverside County General Plan, would be required to use native and other non-
invasive plants for the development’s landscaping. Implementation of mitigation measures BIO-1 to BIO-
2 would further ensure that there are no impacts to protected species. Overall, Alternative B would not 
conflict with any local policies or ordinances protecting biological resources, and impacts would be 
comparable to the proposed Project.  
 
Alternative C – No Project Alternative 
Alternative C proposes no changes to the current site conditions, and therefore would not conflict with 
any local policies or ordinance protecting biological resources.  
 
Alternative D – No Retail Commercial Center or Resort Uses 
As with the proposed Project and the other “build” alternatives, Alternative D would be required to comply 
with the CVMSHCP and, pursuant to the Multipurpose Open Space Element of the Riverside County 
General Plan, would be required to use native and other non-invasive plants for the development’s 
landscaping. Implementation of mitigation measures BIO-1 to BIO-2 would further ensure that there are 
no impacts to protected species. Overall, Alternative D would not conflict with any local policies or 
ordinances protecting biological resources, and impacts would be comparable to the proposed Project.  
 

3.6.4 Mitigation Measures 
 
Alternative A, B and D would be subject to BIO-1 and BIO-2, as provided for the Project in Section 2.6.7. 
Alternative C would have no impacts related to biological resources, and thus would require no mitigation.  
 

3.6.5 Environmental Superior Alternative 
 
Alternative A, B and D would all achieve some of the Project objectives and would involve the 
development of the entire site. The difference in land use intensity proposed by these the “build” 
alternatives would not be expected to significantly change the level of potential impacts to biological 
resources. Alternatives A, B and D would be required to comply with the same local, state, and federal 
regulations related to biological resources, would be subject to the same mitigation measures, and would 
therefore result in the same potential impacts to biological resources, comparable to those associated 
with the proposed Project, and, with mitigation, would have less than significant impacts to biological 
resources.  
 
While Alternative C would not achieve the Project objectives, it would also result in no new impacts to 
biological resources. However, Alternative C would not include the payment of CVMSHCP fees, which 
are used to purchase and permanently preserve high value habitat. As a result, Alternative C is not 
considered environmentally superior to the proposed Project or the other Alternatives, which all have 
equivalent impacts to biological resources.   
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3.7 Cultural Resources 
 

3.7.1 Introduction 
 
The following section analyses the potential impacts of the Project alternatives on historic and 
archaeological resources.  
 

3.7.2 Existing Conditions 
 
The Project site has been in active agriculture for several decades. The site is bounded by Harrison 
Avenue to the west, Avenue 62 to the north, Tyler Street on the east, and Avenue 64 to the south. Lands 
within the Reservation boundary of the Torres-Martinez Desert Cahuilla Indians are located immediately 
south of the subject property and Avenue 64.  
 
The site was previously subject to a Phase 1 cultural resources survey by CRM TECH in 2006, which 
included an historical/archaeological resources literature search, historical background research, Native 
American scoping and consultation, and an intensive-level field survey. A new cultural survey, and 
corresponding cultural resources report, were also prepared by CRM TECH for the Project in October 
2022.1 The updated cultural resources report includes a new historical/archaeological resources records 
search, supplementary historical background research, Native American consultation, and field 
reconnaissance.  
 
The historical/archaeological records search conducted for the subject site in 2005 found no prehistoric 
or historic sites within or adjacent to the Project site on record. Likewise, the 2022 records search found 
no resources sites or isolates in the immediate vicinity of the Project, other than historic-period road 
segments comprised of two segments of Avenue 62, an asphalt-paved road first noted in 1940, which 
includes a short segment across Harrison Street, adjacent to the northwestern corner of the site. 
 
Historical background research was conducted for the subject property in 2006 and 2022. Historical maps 
from 1856 to 1972 show no evidence of any settlement or development activities beyond agricultural 
operations in the Project area, other than two prominent Desert Cahuilla settlements in the general 
vicinity. The two villages served as important stops on the Cocomaricopa-Bradshaw Trail, which during 
the 19th and early 20th centuries passed through the area approximately 1,000 feet to the southwest of 
the subject site. Aerial and satellite photographs show that the subject property has partially been under 
cultivation since at least 1953, and that the on-site metal sheds were first built between 1975 and 1984.  
 
A written request was submitted to the State of California Native American Heritage Commission (NAHC) 
in 2022 for a records search in the Sacred Lands File maintained by the commission. The NAHC reported 
that the Sacred Lands File identified no known Native American cultural resources in the Project vicinity. 
At the recommendation of the NAHC, tribal representatives of twelve local Native American groups were 
contacted, including the Torres Martinez Desert Cahuilla Indians who have Reservation lands adjacent 
to the subject site. 
 
A field inspection survey of the subject site was also completed, and found no potential archaeological 
or historical resources, as defined by CEQA, on the subject site.  
 
Please see Section 2.7 for a detailed description of the regulatory framework and existing conditions 
related to cultural resources in the planning area.    

 
1  “Historical/Archaeological Resources Survey, Thermal Ranch Specific Plan,” prepared by CRM TECH, 

October 2022; and “Historical/Archaeological Resources Survey Report, APNs 751-020-002, -003, -006, and 
-007,” prepared by CRM TECH, March 2006. 
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3.7.3 Alternatives Impact Analysis 

 
Historic Resources 

a) Alter or destroy a historic site? 
b) Cause a substantial adverse change in the significance of a historical resource, pursuant 

to California Code of Regulations, Section 15064.5? 
 
Alternative A – Increased Intensity Mixed-Use Alternative 
Alternative A proposes the same mix of uses as the Project, but with a higher intensity of land uses. 
Alternative A would involve development of the entire 619±-acre site, and therefore would have the same 
potential to impact historic resources as the proposed Project.   
 
As noted above, the 2022 records search found previous studies identifying historic-period roads in the 
vicinity of the subject site, including segments of Avenue 62 and Harrison Street. However, both of these 
roads were subject to more recent paving and maintenance, and therefore are essentially modern 
features in their current state. The records search also identified two prehistoric isolates within one mile 
of the subject site, however, they are not in the immediate vicinity and therefore would not be impacted 
by the proposed development. The metal sheds on the site were built after 1975 and therefore, as 
utilitarian structures that are less than 50 years in age, are not considered historical resources.   
 
Based on the CEQA definition of an historic resource, no such resources were identified on or adjacent 
to the subject property. Alternative A would therefore not alter or destroy an historic site, nor would it 
cause a substantial adverse change in the significance of an historical resource pursuant to California 
Code of Regulations, Section 15064.5. Alternative A would have no impacts on historic sites or resources.  
 
Alternative B – Low Density Residential Alternative 
Alternative B proposes the same mix of land uses as the Project, but with fewer residential units and less 
commercial space. It would involve development of the entire 619±-acre site, as would the proposed 
Project. For this reason, the impacts associated with Alternative B would be the same as those described 
for the Project. 
 
For the reasons stated above and according to the CEQA definition of a historic resources, no such 
resources were identified on or adjacent to the subject site during the records search, historical research, 
Native American consultation, or field survey. On this basis, the development of Alternative B would not 
alter or destroy an historic site, nor would it cause a substantial adverse change in the significance of an 
historical resource pursuant to California Code of Regulations, Section 15064.5. Alternative B would have 
no impacts on historic sites or resources.  
 
Alternative C – No Project Alternative 
Alternative C proposes no development on the subject site. As stated above, no historic resources or 
sites, as defined by CEQA, were identified on the subject property. The continuation of the existing 
agricultural operation would therefore have no impacts on historic resources.  
 
Alternative D – No Retail Commercial Center or Resort Uses 
Alternative D proposes the same mix of land uses as the Project, but with fewer residential units and 
elimination of retail commercial space, hotel and condominiums of the proposed Project. It would involve 
development of the entire 619±-acre site, as would the proposed Project. For this reason, the impacts 
associated with Alternative D would be the same as those described for the proposed Project and the 
other “build” alternatives. 
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For the reasons stated above and according to the CEQA definition of a historic resources, no such 
resources were identified on or adjacent to the subject site during the records search, historical research, 
Native American consultation, or field survey. On this basis, the development of Alternative D would not 
alter or destroy an historic site, nor would it cause a substantial adverse change in the significance of an 
historical resource pursuant to California Code of Regulations, Section 15064.5. Alternative D would have 
no impacts on historic sites or resources.  
 
Archaeological Resources 

a) Alter or destroy an archaeological site? 
b) Cause a substantial adverse change in the significance of an archaeological resource, 

pursuant to California Code of Regulations, Section 15064.5? 
 
Alternative A – Increased Intensity Mixed-Use Alternative 
Given that Alternative A proposes the same area of disturbance as the proposed Project, it would have 
the same potential to impact archaeological resources. As described for the proposed Project, no 
archaeological resources or archaeological sites were identified as occurring on or adjacent to the subject 
site. However, given that archaeological resources can be buried or obscured by land disturbing activities, 
including agriculture, mitigation provided in CUL-1 in Section 2.7.7 of this EIR must be adhered to. This 
mitigation measure ensures that if unanticipated cultural resources are discovered during ground-
disturbing activities, then all grading and construction activities within 100 feet of the resources must be 
halted and the County Archaeologist must be contacted. A meeting shall be organized convening 
appropriate parties, potentially including the developer, the project archaeologist, Native American tribal 
representatives, and the County Archaeologist, to discuss the significance and appropriate treatment for 
any discovered resource. Compliance with this measure will ensure that Alternative A will have less than 
significant impacts on archaeological sites and archaeological resources, comparable to the proposed 
Project.  
 
Alternative B – Low Density Residential Alternative 
Alternative B would result in the same area of disturbance as the proposed Project, and would therefore 
have the same potential to impact archaeological resources. As stated above, no archaeological 
resources or sites were identified as occurring on or adjacent to the subject property. However, to 
minimize potential impacts to any unanticipated archaeological resources, CUL-1, as provided in Section 
2.7.7, must be implemented. This mitigation measure will ensure that, if any unanticipated resources are 
discovered during grading or construction, such activities must halt within 100 feet of the resource, and 
the significance and appropriate treatment for the resources must be decided upon by the appropriate 
parties. Compliance with this mitigation will ensure that Alternative B will have less than significant 
impacts on archaeological sites and resources, comparable to the proposed Project.  
 
Alternative C – No Project Alternative 
Under Alternative C, the site would remain in its current condition. With continued agricultural activities 
on the site, no new impacts would occur to archaeological resources.  
 
Alternative D – No Retail Commercial Center or Resort Uses 
Alternative D would result in the same area of disturbance as the proposed Project and the other “build” 
alternatives, and would therefore have the same potential to impact archaeological resources. As stated 
above, no archaeological resources or sites were identified as occurring on or adjacent to the subject 
property. However, to minimize potential impacts to any unanticipated archaeological resources, CUL-1, 
as provided in Section 2.7.7, must be implemented. This mitigation measure will ensure that, if any 
unanticipated resources are discovered during grading or construction, such activities must halt within 
100 feet of the resource, and the significance and appropriate treatment for the resources must be 



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Section 3 Project Alternatives 
 

 
Riverside County 3.7-4 Thermal Ranch Specific Plan EIR 

decided upon by the appropriate parties. Compliance with this mitigation will ensure that Alternative D 
will have less than significant impacts on archaeological sites and resources, comparable to the proposed 
Project.  
 
 

c) Disturb any human remains, including those interred outside of formal cemeteries? 
 
Alternative A – Increased Intensity Mixed-Use Alternative 
Given that Alternative A proposes the same area of ground-disturbing activities as the proposed Project, 
it would have the same potential to disturb any human remains occurring on the subject site. No evidence 
of any such remains, including burials or cremations, or signs of formal or informal cemeteries were 
identified in the records searches, historical background research, Native American consultation, or field 
inspection, as occurring on the subject site. However, the years of agricultural activity on the property 
may have erased or obscured evidence of remains. Therefore, should any human remains be 
encountered during ground-disturbing activities related to the development of Alternative A, compliance 
with California Health and Safety Code §7050.5 and Public Resources Code §5097.98(b) would be 
required.  
 
Pursuant to State Health and Safety Code Section 7050.5, if human remains are encountered, no further 
ground-disturbing activities shall occur in that area until the coroner has determined the origin. In 
accordance with Public Resources Code Section 5097.98 (b), remains shall be left in place and free from 
disturbance until a final decision as to the treatment and their disposition has been made. If the remains 
are determined to be of Native American heritage, the mostly likely descendent must be contacted and 
given the opportunity to recommend appropriate burial. Compliance with these measures, as provided in 
CUL-2 in Section 2.7.7, will ensure that Alternative A will have less than significant impacts associated 
with human remains, comparable to the proposed Project.  
 
Alternative B – Low Density Residential Alternative 
Alternative B would result in the same area of disturbance as the proposed Project, and would therefore 
have the same potential to impact any unanticipated human remains in the subject site. As stated above, 
no evidence of human remains, including those interred outside of formal cemeteries, were identified as 
occurring on the subject site in the records searches, historical background research, Native American 
consultation, or field inspection. Provided that the development activities associated with Alternative B 
comply with the mitigation measures provided in CUL-2, then Alternative B development would have less 
than significant impacts associated with human remains, comparable to the proposed Project.  
 
Alternative C – No Project Alternative 
Alternative C proposes no new development, and continued operation of the existing agricultural function 
of the site. Apart from ongoing agricultural activities, no new ground disturbance associated with grading 
or construction would occur. No evidence of human remains was identified on the subject site during the 
field inspection, and Alternative C would result in no new impacts to potential unanticipated buried human 
remains, including those interred outside of formal cemeteries. 
 
Alternative D – No Retail Commercial Center or Resort Uses 
As with the proposed Project and the other “build” alternatives, Alternative D would result in disturbance 
as the entire site, and would therefore have the same potential to impact any unanticipated human 
remains that might occur there. As stated above, no evidence of human remains, including those interred 
outside of formal cemeteries, were identified as occurring on the subject site in the records searches, 
historical background research, Native American consultation, or field inspection. Provided that the 
development activities associated with Alternative D comply with the mitigation measures provided in 
CUL-2, Alternative D development would have less than significant impacts associated with human 
remains, comparable to the proposed Project.  
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3.7.4 Mitigation Measures 
 
Alternatives A and B must implement mitigation measures CUL-1 and CUL-2, as provided for the Project 
in Section 2.7.7. With implementation of these measures, the impacts associated with Alternative A and 
B would be less than significant.  
 
Alternative C would result in no new impacts to cultural resources, and thus does not require mitigation.  
 
 

3.7.5 Environmental Superior Alternative 
 
Alternatives A, B and D would at least partially achieve most of the Project objectives. Given that all the 
“build” alternatives would result in disturbance of the entire property, the difference in proposed land use 
intensity under the proposed Project, Alternatives A , B and D would have no bearing on the significance 
of potential impacts to cultural resources. With mitigation, Alternatives A, B and D would have less than 
significant impacts to historic resources, archaeological resources, and buried human remains, 
comparable to the proposed Project.  
 
While Alternative C would not accomplish the Project objectives, it also would not result in any new 
impacts to cultural resources. Therefore, Alternative C would be the environmentally superior alternative.   
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3.8 Energy Resources 
 

3.8.1 Introduction 
 
The following section analyses the potential impacts of the Project alternatives on energy resources. The 
analysis in this section uses electricity, natural gas, and VMT projections based on CalEEMod Version 
2022.1.1  
 

3.8.2 Existing Conditions 
 
Electricity 
The Project site is located within the electric power service boundaries of the Imperial Irrigation District 
(IID). The IID 2021 power mix is comprised of 40% renewable sources (including biomass and biowaste), 
35.6% natural gas, 3.5% nuclear and 4.8% large hydroelectric.2   
 
Natural Gas 
Natural gas services in the Project area and the Coachella Valley are provided in the by Southern 
California Gas Company (SoCalGas).  
 
Transportation Fuels 
Transportation uses a variety of energy sources including petroleum (gasoline and diesel), natural gas, 
hydrogen fuel cells, and electricity. In 2022, 13.6 billion gallons of gasoline and 3.1 billion gallons of diesel 
were sold in California.3 
 
Energy Use in Riverside County 
Table 3.8-1 shows the energy consumed in 2017 in unincorporated areas of Riverside County by 
residents, businesses, and municipal operations. Energy consumption is measured in terms of electricity, 
natural gas, and vehicle miles traveled, the latter of which is associated with transportation fuel 
consumption. 
 

Table 3.8-1 
Riverside County Community-Wide Energy Use 2017 

Category Quantity per Year 

Electricity 
SCE 2,080,338,050 kWh 
IID 829,657,212 kWh 
Anza  59,236,020 kWh 

Natural Gas SoCalGas  89,469,089 therms 
Transportation VMT (county-wide) 4,284,955,458 miles 

Source: County of Riverside Climate Action Plan Update (November 2019), Table 3-1. 
 
Please see Section 2.8 for a detailed description of the regulatory framework and existing conditions 
related to energy resources as applicable to the Project.  
 

 
1  VMT projections from CalEEMod were used for the Project and Project alternatives for the purpose of 

analyzing energy impacts only. The significance of Project-related VMT impacts is discussed in greater detail 
in Section 2.18, Transportation and Traffic, based on the VMT Analysis prepared for the Project by Urban 
Crossroads, Inc.  

2  Imperial Irrigation District 2021 Power Content Label; http://www.iid.com/energy/renewable-energy/power-
content -label 

3  California Department of Tax and Fee Administration, Fuel Taxes Statistics & Reports, Motor Vehicle Fuel 10 
Year Report and Taxable Diesel Gallons 10 Year Report, https://www.cdtfa.ca.gov/taxes-and-
fees/spftrpts.htm (accessed August 2023).  
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3.8.3 Alternatives Impact Analysis 
 

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

 
Alternative A – Increased Intensity Mixed-Use Alternative 
Alternative A proposes a similar mix of land uses as the Project, but with a higher density of residential 
development and higher intensity of commercial uses. Development under Alternative A could result in 
up to 1,998 residential units, up to 335,000 square feet of commercial space, and up to 300 hotel keys. 
The development would consume energy during the construction and operational phases.  
 
Construction Energy Demand 
During construction of Alternative A, energy would be consumed in the form of electricity, natural gas, 
and transportation fuels.  
 
Construction – Electricity Use: 
Electricity would be used during construction for the conveyance of water used for dust control, and to 
power construction lighting, electronic equipment, and other activities necessitating electrical power. 
Electricity is not the primary energy source that would be used during construction. Demand for electricity 
during construction of Alternative A would be temporary, nominal, and would cease upon buildout of the 
development. Compliance with policies in the County’s General Plan and CAP Update would ensure that 
the use of electricity during construction of Alternative A would not be wasteful, inefficient, or 
unnecessary. Impacts would be less than significant.  
 
Construction – Natural Gas Use: 
Construction of Alternative A would not involve the consumption of natural gas. It would therefore not be 
wasteful, inefficient, or unnecessary in its use of natural gas during the construction phase, and impacts 
would be less than significant.  
 
Construction – Transportation:  
Transportation fuels would also be consumed during the construction of Alternative A. Petroleum-based 
fuels would most be used for vehicle trips associated with the transport of construction materials as well 
as construction worker commutes. Most construction workers would be expected to live in the Coachella 
Valley area. The average worker trip length would be 18.5 miles, and the average vendor trip length 
would be 10.2 miles. These trips would cease upon completion of construction.  
 
Diesel fuel would mostly be used to operate heavy duty construction equipment and trucks. The use of 
diesel fuel for construction equipment and trucks would stop upon buildout of the development. Therefore, 
the consumption of gasoline and diesel fuels during construction of Alternative A would be temporary and 
would not be wasteful or inefficient. Impacts would be less than significant.  
 
Operational Energy Demand 
The long-term operation of Alternative A would result in a substantial new demand for energy, including 
for uses such as space heating/cooling, lighting, water heating and cooking. As shown in Table 3.8-2, 
Alternative A is estimated to consume 76,085,760 kBTU (761,039 therms) of natural gas, and 36,895,856 
kWh per year.  
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Table 3.8-2 
Alternative A - Energy Consumption 

Land Use Natural Gas 
(kBTU per year) 

Electricity 
(kWh per year) 

Barns (equestrian center) 0 6,706,220 
General Office (equestrian center) 107,164 380,325 
Specialty Retail (equestrian center + tourist 
commercial) 

503,458 1,108,805 

Single Family Homes 35,315,364 9,273,869 
Modular Housing 12,878,656 3,419,003 
RV Spaces 0 2,188,162 
Condominiums 10,529,592 3,701,216 
Hotel 15,006,207 4,797,664 
Commercial Retail 1,745,319 3,843,856 
Hardscaped Area 0 0 
Off-street Parking  0 1,476,736 

Total: 76,085,760 36,895,856 
Source: CalEEMod 2022.1  

 
Operations – Electricity Use 
The estimated operational electricity use projected for Alternative A is 36,895,859 kWh per year. This 
represents 1.24% of community-wide electricity use in unincorporated areas of Riverside County in 2017, 
or 4.45% of the electricity delivered by IID to these areas in 2017. This electricity use projection for 
Alternative A does not account for state and County renewable energy policies, which are anticipated to 
increase energy efficiencies, and thus reduce overall demand.  
 
In accordance with mandatory requirements provided in the Title 24 Energy Code, new single-family 
residential, multi-family residential, and eligible non-residential buildings must install photovoltaic 
systems. All eligible new non-residential buildings will also be required to install battery storage systems 
to capture and store excess electricity generated by the photovoltaic system. Furthermore, as required 
by policy R2-CE1 of the County CAP Update, on-site renewable energy production must meet at least 
20 percent of energy demand for commercial, office, industrial, manufacturing, and multi-family 
residential uses, and at least 30 percent of single-family residential uses. Table 3.8-3 shows the quantity 
electrical energy, in kWh per year, that Alternative A would be required to generate on site.  
 

Table 3.8-3 
Alternative A - Energy Demand with On-Site Renewable Generation  

(kWh per year) 

Land Use Total Electricity 
Demand2 

Required On-site 
Renewable 
Generation 

Off-site Electricity 
Demand3 

Single Family 
Residential 9,273,869 2,782,161 6,491,708 

Other1 27,621,987 5,524,397 22,097,590 
Total 36,895,856 8,306,558 28,589,298 

1  Includes electricity demand from the proposed equestrian barns, special retail, and offices, as well as the proposed 
regional shopping center, resort condos, hotel, workforce housing, RV spaces, and parking lots.  

2  Based on the electricity demand projected for the Project using CalEEMod Version 2022.1.  
3  Accounting for on-site renewable energy production providing for at least 30% of single-family residential electricity 

demand and 20% of electricity demand for other land uses, per Riverside County CAP Update R2-CE1.  
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As shown in the above table, accounting for policy R2-CE1 of the CAP Update, Alternative A would be 
required to generate 8,306,558 kWh per year from on-site renewables and would require an additional 
28,589,298 kWh per year from off-site sources. The increasingly stringent Renewables Portfolio Standard 
requires that electricity providers such as IID procure at least 60% of electricity from renewable sources 
by 2030 and 100% by 2045. As a result, the estimated 28,589,298 kWh per year of operational electricity 
demand not met by the development’s on-site photovoltaic system will be sourced from an increasing 
share of renewable sources from the utility grid. Overall, compliance with state and County requirements 
will ensure that the electricity consumption associated with Alternative A would not be wasteful, inefficient, 
or unnecessary.  
 
Operations – Natural Gas Use 
As shown in Table 3.8-2, Alternative A is estimated to use approximately 76,085,760 kBTU (761,039 
therms) of natural gas per year during operations. This represents approximately 0.85% of the 
89,469,089 therms of natural gas delivered from SoCalGas to unincorporated areas of Riverside County 
in 2017.4  
 
Alternative A would be required to comply with the Title 24 efficiency standards, including regulations, 
which will facilitate the transition away from natural gas fueled household equipment and appliances. 
Compliance with these requirements will ensure that natural gas use during the operation of Alternative 
A is not wasteful, inefficient, or unnecessary.  
 

Operations – Transportation Energy Use 
The operation of Alternative A would consume petroleum-based fuels for vehicle trips to and from the 
subject site, including by employees, residents, and visitors, and for a wide range of purposes. Based on 
CalEEMod, Alternative A is projected to generate approximately 91,142,491 vehicle miles traveled (VMT) 
per year. The amount of fuel consumed by these vehicle trips is variable based on fuel economy 
improvements and increasing adoption of zero-emission vehicles.  
 
The VMTs generated by Alternative A would represent approximately 2.1% of the VMTs generated 
across unincorporated Riverside County in 2017. While the proposed development will result in a direct 
increase in VMTs, federal and state vehicle efficiency standards and zero-emission vehicle requirements 
will gradually reduce the fuel consumption associated with these trips. This will ensure that Alternative A 
will not result in wasteful, inefficient, or unnecessary consumption of transportation energy resources 
during operation. Impacts will be less than significant.  
 
In summary, Alternative A will result in greater energy demand across all energy sectors compared to 
the proposed Project. 
 
 
Alternative B – Low Density Residential Alternative 
Alternative B would provide a similar mix of land uses as the proposed Project, but with a lower density 
of residential development and lower intensity of commercial uses. Development under Alternative B 
could result in up to 888 residential units, up to 175,000 square feet of commercial space, and up to 150 
hotel keys. The scale of the equestrian center would remain the same as under the proposed Project 
under the Alternative B scenario. 
 
Construction Energy Demand 
The construction of Alternative B would require energy in the form of electricity, natural gas, and 
transportation fuels.  
 

 
4  County of Riverside Climate Action Plan Update (November 2019), Table 3-1. 
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Construction – Electricity Use: 
Electricity is not the primary energy source that would be used during construction. As described for 
Alternative A, demand for electricity during construction of Alternative B would be temporary, nominal, 
and would cease upon buildout of the development. Compliance with policies in the County’s General 
Plan and CAP Update would ensure that the use of electricity during construction of Alternative B would 
not be wasteful, inefficient, or unnecessary. Impacts would be less than significant.  
 
Construction – Natural Gas Use: 
Construction of Alternative B would not involve the consumption of natural gas. Therefore, 
implementation of this alternative would not be wasteful, inefficient, or unnecessary in its use of natural 
gas during the construction phase, and impacts would be less than significant.  
 
Construction – Transportation:  
Transportation fuels would be consumed during the construction of Alternative B. As described above for 
Alternative A, it is assumed that most construction workers would be local to the Coachella Valley, with 
an average worker trip length of 18.5 miles. Petroleum-based fuels would also be used for the transport 
of construction materials. The average vendor trip length would be 10.2 miles according CalEEMod. Both 
construction worker and vendor trips would cease upon completion of construction.  
 
Diesel fuel would mostly be used to operation heavy duty construction equipment and trucks. The use of 
diesel fuel for construction equipment and trucks would stop upon buildout of the development. The 
consumption of gasoline and diesel fuels during construction of Alternative B would be temporary and 
would not be wasteful or inefficient. Impacts would be less than significant.  
 
Operational Energy Demand 
The long-term operation of Alternative B would result in new demand for energy. As shown in Table 3.8-
4, it is estimated that Alternative B would consume 32,372,749 kBTU (323,804 therms) of natural gas, 
and 22,357,994 kWh of electricity per year.  

 
Table 3.8-4 

Alternative B Energy Consumption 
Land Use Natural Gas 

(kBTU per year) 
Electricity 

(kWh per year) 
Barns (equestrian center) 0 6,706,220 
General Office (equestrian center) 107,164 380,325 
Specialty Retail (equestrian center + tourist 
commercial) 

503,458 1,108,805 

Single Family Homes 6,330,448 1,662,385 
Modular Housing 12,878,656 3,419,003 
RV Spaces 0 2,188,162 
Condominiums 4,378,642 1,539,120 
Hotel 7,503,104 2,398,832 
Commercial Retail 671,277 1,478,406 
Hardscaped Area 0 0 
Off-street Parking  0 1,476,736 

Total: 32,372,749 22,357,994 
Source: CalEEMod 2022.1  
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Operations – Electricity Use 
The estimated operational electricity use projected for Alternative B is 22,357,994 kWh per year. This 
represents 0.75% of community-wide electricity use in unincorporated areas of Riverside County in 2017, 
or 2.69% of the electricity delivered by IID to these areas in 2017.   
 
As described for Alternative A, above, the Title 24 Energy Code would also be applicable to Alternative 
B and requires new single-family residential, multi-family residential, and eligible non-residential buildings 
to include install photovoltaic systems. All eligible new non-residential buildings will also be required to 
install battery storage systems to capture and store excess electricity generated by the photovoltaic 
system.  
 
Furthermore, as required by policy R2-CE1 of the County CAP Update, on-site renewable energy 
production must meet at least 20 percent of energy demand for commercial, office, industrial, 
manufacturing, and multi-family residential uses, and at least 30 percent of single-family residential uses. 
Pursuant to R2-CE1, Table 3.8-3 shows the quantity of energy, in kWh per year, that Alternative B would 
be required to generate on site.  
 

Table 3.8-5 
Alternative B - Energy Demand with On-Site Renewable Generation  

(kWh per year) 

Land Use Total Electricity 
Demand2 

Required On-site 
Renewable 
Generation 

Off-site Electricity 
Demand3 

Single Family 
Residential 1,662,385 498,716 1,163,670 

Other1 20,695,609 4,139,122 16,556,487 
Total 22,357,994 4,637,837 17,720,157 

1  Includes electricity demand from the proposed equestrian barns, special retail, and offices, as well as the proposed  
regional shopping center, resort condos, hotel, workforce housing, RV spaces, and parking lots.  

2  Based on the electricity demand projected for the Project using CalEEMod Version 2022.1.  
3  Accounting for on-site renewable energy production providing for at least 30% of single-family residential electricity 

demand and 20% of electricity demand for other land uses, per Riverside County CAP Update R2-CE1.  
 
As shown in the above table, accounting for policy R2-CE1 of the CAP Update, Alternative B would be 
required to generate 4,637,837 kWh per year from on-site renewables and would require an additional 
17,720,157 kWh per year from off-site sources. The increasingly stringent Renewables Portfolio Standard 
requires that electricity providers such as IID procure at least 60% of electricity from renewable sources 
by 2030 and 100% by 2045. As a result, the estimated 17,544,495 kWh per year of operational electricity 
demand not met by the development’s on-site photovoltaic system will be sourced from an increasing 
share of renewable sources from the utility grid. Overall, compliance with state and County requirements 
will ensure that the Alternative B’s electricity consumption would not be wasteful, inefficient, or 
unnecessary.  
 
Operations – Natural Gas Use 
As shown in Table 3.8-4, Alternative B is estimated to use approximately 32,372,749 kBTU (323,804 
therms) of natural gas per year during operations. This represents approximately 0.36% of the 
89,469,089 therms of natural gas delivered from SoCalGas to unincorporated areas of Riverside County 
in 2017.5 Alternative B would be required to comply with the Title 24 efficiency standards, which would 
ensure that natural gas use during operations is not wasteful, inefficient, or unnecessary.  

 
5  County of Riverside Climate Action Plan Update (November 2019), Table 3-1. 
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Operations – Transportation Energy Use 
The operation of Alternative B would consume petroleum-based fuels for vehicle trips to and from the 
subject site, including by employees, residents, and visitors. Alternative B is projected to generate 
approximately 45,784,074 VMTs per year according to CalEEMod. These VMTs would represent 
approximately 1.06% of the VMTs generated across unincorporated Riverside County in 2017. While the 
proposed development would result in a direct increase in VMTs, federal and state vehicle efficiency 
standards and zero-emission vehicle requirements will gradually reduce the fuel consumption associated 
with these trips. This will ensure that Alternative B would not result in wasteful, inefficient, or unnecessary 
consumption of transportation energy resources during operation. Impacts will be less than significant.  
 

In summary, Alternative B would result in a lower demand for energy across all sectors when compared 
to the proposed Project and Alternative A. 
 
Alternative C – No Project Alternative 
Alternative C proposes no new development and the maintenance of the current agricultural use of the 
site. Given that this alternative would involve no development, there would be no construction-related 
energy consumption. During operations, the existing on-site agriculture would result in no new energy 
consumption. The existing agricultural operation likely uses little to no electricity or natural gas. 
Petroleum-based transportation fuels are used to power farm and hauling equipment, and during 
farmworker commutes to and from the property. As discussed in greater detail in Section 2.16 of this EIR, 
the existing agricultural operation is estimated to employ approximately 31 staff. The transportation fuel 
currently being consumed on the subject site is not wasteful, inefficient, or unnecessary. Overall, 
Alternative C would have less than significant impacts related to energy use.   
 
Alternative D – No Retail Commercial Center or Resort Uses Alternative 
Alternative D proposes the same mix of equestrian center uses, workforce housing, and single-family 
residential as the proposed Project, but eliminates the retail commercial center, hotel, and resort 
condominiums in PA-5 and PA-6. Development under Alternative D could result in up to 1,022 residential 
units (not including RVs) and up to 85,000 square feet of office/commercial space associated with the 
equestrian center. The scale of the equestrian center would remain the same as under the proposed 
Project under the Alternative D scenario. 
 
Construction Energy Demand 
The construction of Alternative D would require energy in the form of electricity, natural gas, and 
transportation fuels.  
 
Construction – Electricity Use: 
Electricity is not the primary energy source that would be used during construction. As described for 
Alternatives A and B, demand for electricity during construction of Alternative D would be temporary, 
nominal, and would cease upon buildout of the development. Compliance with policies in the County’s 
General Plan and CAP Update would ensure that the use of electricity during construction of Alternative 
D would not be wasteful, inefficient, or unnecessary. Impacts would be less than significant.  
 
Construction – Natural Gas Use: 
Construction of Alternative D would not involve the consumption of natural gas. Therefore, 
implementation of this alternative would not be wasteful, inefficient, or unnecessary in its use of natural 
gas during the construction phase, and impacts would be less than significant.  
 
Construction – Transportation:  
Transportation fuels would be consumed during the construction of Alternative D. As described above for 
Alternatives A and B, it is assumed that most construction workers would be local to the Coachella Valley, 
with an average worker trip length of 18.5 miles. Petroleum-based fuels would also be used for the 
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transport of construction materials. The average vendor trip length would be 10.2 miles according to the 
CalEEMod model. Both construction worker and vendor trips would cease upon completion of 
construction.  
 
Diesel fuel would mostly be used to operation heavy duty construction equipment and trucks. The use of 
diesel fuel for construction equipment and trucks would stop upon buildout of the development. The 
consumption of gasoline and diesel fuels during construction of Alternative D would be temporary and 
would not be wasteful or inefficient. Impacts would be less than significant.  
 
Operational Energy Demand 
The long-term operation of Alternative D would result in new demand for energy. As shown in Table 3.8-
6, it is estimated that Alternative D would consume 32,053,850 kBTU (320,615 therms) of natural gas, 
and 20,154,336 kWh of electricity per year.  

 
Table 3.8-6 

Alternative D Energy Consumption 
Land Use Natural Gas 

(kBTU per year)1 
Electricity 

(kWh per year)1 

Barns (equestrian center) 0 6,706,220 
General Office (equestrian center) 107,164 380,325 
Specialty Retail (equestrian center + tourist 
commercial) 

503,458 1,108,805 

Single-Family Homes 18,564,572 4,875,085 
Modular Housing 12,878,656 3,419,003 
RV Spaces 0 2,188,162 
Hardscaped Area 0 0 
Off-street Parking  0 1,476,736 

Total: 32,053,850 20,154,336 
Source: CalEEMod 2022.1  
1. Reflects “unmitigated” energy demand in CalEEMod outputs. “Mitigated” energy demands include reductions from required 
on-site renewable energy.  

 
Operations – Electricity Use 
The estimated operational electricity use projected for Alternative D is 20,154,336 kWh per year. This 
represents 0.68% of community-wide electricity use in unincorporated areas of Riverside County in 2017, 
or 2.43% of the electricity delivered by IID to these areas in 2017.   
 
As described for Alternatives A and B, above, the Title 24 Energy Code requires new single-family 
residential, multi-family residential, and eligible non-residential buildings to include install photovoltaic 
systems. All eligible new non-residential buildings will also be required to install battery storage systems 
to capture and store excess electricity generated by the photovoltaic system.  
 
Furthermore, as required by policy R2-CE1 of the County CAP Update, on-site renewable energy 
production must meet at least 20 percent of energy demand for commercial, office, industrial, 
manufacturing, and multi-family residential uses, and at least 30 percent of single-family residential uses. 
Pursuant to R2-CE1, Table 3.8-7 shows the quantity of energy, in kWh per year, that Alternative D would 
be required to generate on site.  
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Table 3.8-7 
Alternative D - Energy Demand with On-Site Renewable Generation  

(kWh per year) 

Land Use Total Electricity 
Demand2 

Required On-site 
Renewable 
Generation 

Off-site Electricity 
Demand3 

Single Family 
Residential 4,875,085 1,462,525 3,412,560 

Other1 15,279,251 3,055,850 12,223,401 
Total 20,154,336 4,518,375 15,635,961 

1  Includes electricity demand from the proposed equestrian barns, special retail, and offices, as well as the proposed  
workforce housing, RV spaces, and parking lots.  

2  Based on the electricity demand projected for the Project using CalEEMod Version 2022.1  
3  Accounting for on-site renewable energy production providing for at least 30% of single-family residential electricity 

demand and 20% of electricity demand for other land uses, per Riverside County CAP Update R2-CE1.  
 
As shown in the above table, accounting for policy R2-CE1 of the CAP Update, Alternative D would be 
required to generate 4,518,375 kWh per year from on-site renewables and would require an additional 
15,635,961 kWh per year from off-site sources. The increasingly stringent Renewables Portfolio Standard 
requires that electricity providers such as IID procure at least 60% of electricity from renewable sources 
by 2030 and 100% by 2045. As a result, the estimated 12,330,685 kWh per year of operational electricity 
demand not met by the development’s on-site photovoltaic system will be sourced from an increasing 
share of renewable sources from the utility grid. Overall, compliance with state and County requirements 
will ensure that the Alternative D’s electricity consumption would not be wasteful, inefficient, or 
unnecessary.  
 
Operations – Natural Gas Use 
As shown in Table 3.8-6, Alternative D is estimated to use approximately 32,053,850 kBTU (320,615 
therms) of natural gas per year during operations. This represents approximately 0.36% of the 
89,469,089 therms of natural gas delivered from SoCalGas to unincorporated areas of Riverside County 
in 2017.6 Alternative D would be required to comply with the Title 24 efficiency standards, which would 
ensure that natural gas use during operations is not wasteful, inefficient, or unnecessary.  
 
Operations – Transportation Energy Use 
The operation of Alternative D would consume petroleum-based fuels for vehicle trips to and from the 
subject site, including by employees, residents, and visitors. Alternative D is projected to generate 
approximately 55,122,343 VMTs per year according to CalEEMod. These VMTs would represent 
approximately 1.28% of the VMTs generated across unincorporated Riverside County in 2017. While  
Alternative D would result in a direct increase in VMTs, federal and state vehicle efficiency standards and 
zero-emission vehicle requirements will gradually reduce the fuel consumption associated with these 
trips. This will ensure that Alternative D would not result in wasteful, inefficient, or unnecessary 
consumption of transportation energy resources during operation. Impacts will be less than significant.  
 

As shown in the comparison table below, Alternative D would result in a lower demand for electricity and 
natural gas when compared to the proposed Project and Alternatives A and B. However, Alternative B 
would result in a lower overall VMT when compared to the proposed Project and Alternatives A and D. 
Alternative D has a higher VMT compared to Alternative B because the average residential trip length 
increased 4-11 miles due to the elimination of on-site commercial retail uses, thus requiring longer trip 
lengths to travel for shopping and other personal needs. Overall, Alternatives B and D would result in a 
lower demand for all sectors when compared to the proposed Project. 

 
6  County of Riverside Climate Action Plan Update (November 2019), Table 3-1. 
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Table 3.8-8 

Energy Demand Comparison  
Build Alternative Total Electricity 

Demand (kWh) 
Total Natural Gas 
Demand (therms) Total VMT (miles) 

Proposed Project 28,001,888 480,001  63,260,124 
Alternative A 36,895,856 761,039 91,142,491 
Alternative B 22,357,994 323,804 45,784,074 
Alternative D 20,154,336 320,615 55,122,343 

 
 
 

b) Conflict with or obstruct a state or local plan for renewable energy or energy efficiency. 
 
Alternative A – Increased Intensity Mixed-Use Alternative 
Development under Alternative A would be designed, built, and operated in accordance with all applicable 
state and local regulations intended to reduce energy use. Such standards and regulations include Part 
6 and Part 11 of Title 24 of the California Code of Regulations, which would require the installation of 
photovoltaic systems on proposed residential and commercial buildings. The Alternative A project would 
also be subject to all applicable policies in the Riverside County General Plan and CAP Update, the latter 
of which provides requirements for on-site renewable energy generation. Compliance with the applicable 
State and County policies would ensure that Alternative A would not conflict with or obstruct any 
applicable plans for renewable energy or energy efficiency. Impacts would be less than significant. The 
potential for Alternative A to conflict with state and local renewable energy policy would be comparable 
to that associated with the proposed Project. 
 
Alternative B – Low Density Residential Alternative 
As with Alternative A, Alternative B would be designed, built, and operated in accordance with all 
applicable state and local regulations intended to reduce energy use. Applicable regulations include those 
provided in Part 6 and 11 of Title 24 of the California Code of Regulations, as well as policies provided 
in the Riverside County General Plan and CAP Update. Compliance with all required policies would 
ensure that Alternative B would not conflict with or obstruct any applicable plans for renewable energy or 
energy efficiency. Impacts would be less than significant. The potential for Alternative B to conflict with 
state and local renewable energy policy would be comparable to that associated with the proposed 
Project. 
 
Alternative C – No Project Alternative 
Alternative C proposes no new development or changes to the current condition of the subject site. It 
therefore would not conflict with or obstruct a state or local plan for renewable energy or energy efficiency. 
There would be no impacts.  
 
Alternative D – No Retail Commercial Center or Resort Uses Alternative 
As with Alternatives A and B, Alternative D would be designed, built, and operated in accordance with all 
applicable state and local regulations intended to reduce energy use. Applicable regulations include those 
provided in Part 6 and 11 of Title 24 of the California Code of Regulations, as well as policies provided 
in the Riverside County General Plan and CAP Update. Compliance with all required policies would 
ensure that Alternative D would not conflict with or obstruct any applicable plans for renewable energy or 
energy efficiency. Impacts would be less than significant. The potential for Alternative D to conflict with 
state and local renewable energy policy would be comparable to that associated with the proposed 
Project. 
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3.8.4 Mitigation Measures 
 
The impacts on energy resources associated with Alternative A, B, C and D would be less than significant. 
No mitigation is necessary.  
 
 

3.8.5 Environmental Superior Alternative 
 
The No Project Alternative C would result in no impacts related to energy resources and would be the 
environmentally superior alternative. Of the four “build” alternatives, Alternatives B and D have lower 
energy demands compared to the proposed Project and Alternative A. Alternative D would result in a 
lower demand for electricity and natural gas when compared to the proposed Project and Alternatives A 
and B. However, Alternative B would result in a lower overall VMT when compared to the proposed 
Project and Alternatives A and D. Being that mobile emissions produce higher levels of greenhouse gas 
emissions, and Alternative B results in the lowest VMT, Alternative B is considered the environmental 
superior alternative. 
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3.9 Geology and Soils 
 

3.9.1 Introduction 
 
This section of the EIR analyzes the potential impacts associated with the alternatives to the proposed 
Project based on regional and local geology and soils. The Project area is located within Coachella Valley, 
a rift valley associated with the San Andreas Fault System in Southern California. Coachella Valley is 
under the influence of two major geologic fault zones: the San Andreas Fault Zone and San Jacinto Fault 
Zone. The nearest earthquake fault is the San Andreas fault, which is located generally northeast of the 
planning area with an approximate shortest distance of 6 miles, and is capable of generating a maximum 
magnitude 7.34± earthquakes. A project-specific geotechnical study was also prepared for the proposed 
Project.1  

 

A discussion of the regulatory environment can be found in Section 2.9.3. 
 
 

3.9.2 Existing Conditions 
 
The following summarizes the environmental setting and existing conditions discussion that can be found 
in Section 2.9.4 and 2.9.4. Please see these discussions for more detail. 
 

Regional Geology 
The Project is located in the eastern portion of the Coachella Valley, a rift valley in the northwestern 
portion of the Salton Trough, a tectonic depression that extends from the San Gorgonio Pass to the Gulf 
of Mexico. The valley is a deep, sediment-filled fault graben formed by tectonic movement along the San 
Andreas Fault.  
 

Regional Faulting and Seismicity  
At least two active branches of the San Andreas Fault Zone pass northwest/southeast through the valley 
and occur within 5.5 miles of the site. This segment has the potential to generate a 7.3± magnitude 
earthquake and peak ground accelerations in the Coachella/Thermal area greater than 0.5g. Site specific 
seismic modeling was conducted for the Project site, based on a 7.34 magnitude earthquake and with 
resulting in peak ground accelerations of 0.612g and 0.734g based on site specific conditions.2  
 

Soils/Sediments 
The Coachella Valley is an erosion-filled depression the Salton Trough, part of which is below sea level, 
has progressively been filling with sediments eroded from the surrounding mountains, and sediments 
deposited by the periodic intrusion of the Colorado River into the valley from southeast. Valley sediments 
are comprised of alluvial deposits, gravels, sand and silt, and are estimated to form a 3 to 4-mile thick 
deposit in the Salton Trough.  
 

On-Site and Surrounding Soils 
The Project site and surrounding areas are underlain by soils described as generally consisting of 
unconsolidated, very fine-grained sand and silty sand. The primary soil types on the subject property 
area Indio fine sandy loam, wet (38.5%), Indio very fine sandy loam, wet (32.2%), and Gilman fine sandy 
loam with 0 to 2 percent slopes (19.7%). Indio series soils are very deep, well or moderately well drained 
soils formed in alluvium derived from mixed rock sources. Indio soils are on alluvial fans, lacustrine basins 
and flood plains. Gilman series soils are very deep, well drained soils that formed in stratified stream 
alluvium. Gilman soils are on flood plains and alluvial fans.  

 
1  Updated Geotechnical Report, Equestrian Estates Development, Petra Geosciences, April 13, 2022 
2  Op. cit., Petra 2022. Based on Site Class F which identifies soils vulnerable to failure or collapse under 

seismic loading or other susceptible soil conditions (see Table 20.3-1 of the American Society of Civil 
Engineers, Standard 7-10). 
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Soils Wind Erosion 
The subject property and surrounding lands are identified as having a high potential for strong winds and 
associated soil erosion. The site is currently in active cultivation and the full expanse of the site is 
periodically without vegetation between crop rotations. Removal of surface vegetation and its stabilizing 
effects causes disruption of soil formations and compaction, and the disturbance of the stabilizing and 
wind-breaking effects of dunes, can all lead to increased wind erosion. 
 
Subsidence 
Ground subsidence is the gradual settling or sinking of the ground surface with little or no horizontal 
movement. Subsidence can result in structural damage to structures that are sensitive to slight changes 
in elevation, such as larger buildings, canals and channel lining, and wells. In the Coachella Valley, 
subsidence is primarily associated with long-term groundwater extraction, although it may also be 
induced by strong seismic groundshaking. The subject site is not located within an area of known 
subsidence and the potential for subsidence is low. 
 
Expansive Soils 
Expansive soils contain significant amounts of clay particles and, therefore, have the ability to give up 
(shrink) or take on (swell) water. When swelling occurs, the soils can exert significant pressure on 
structures (e.g., buildings, channel linings and other structures) built upon them. Based on the soil 
conditions described above, the soils on site are considered Very Low in expansion potential.3  
 
Collapsible Soils 
Based upon the soils analyses conducted on-site, soils on the subject property are expected to have an 
average shrinkage factor estimated at 19 to 25 percent when excavated on-site soils are replaced as 
properly compacted fill.  
 
Groundwater and Liquefaction 
Seismically induced liquefaction is the loss of soil strength caused by a sudden increase in pore water 
pressure after an earthquake, particularly as a result of strong ground shaking. Loose sands and gravels 
have a higher risk of liquefaction. Liquefaction can cause settlement of the ground surface, loss of 
bearing, settlement and tilting of structures, flotation and buoyancy of buried structures and fissuring of 
the ground surface. On-site conditions, including near surface soil type and density, as well as current 
and historic groundwater level, suggest a potential for liquefaction during a design-level earthquake. The 
Project site is mapped in a “High” Liquefaction Zone in the ECVAP due to the shallow groundwater and 
susceptible sediments. 
 
Paleontological Resources 
In general, the defining character of fossils or fossil deposits is their geologic age, which is typically older 
than 10,000 years, the generally accepted temporal boundary marking the end of the last late Pleistocene 
glaciation and the beginning of the current Holocene epoch. The Riverside County General Plan maps 
large portions of the Coachella Valley as having a high sensitivity for the occurrence of paleontological 
resources. In the project vicinity, these are largely associated with well-studied fossil bivalves from earlier 
stand of Ancient Lake Cahuilla, which reached an elevation of approximately 42 feet above mean sea 
level. Evidence of this high stand can be clearly seen along the edge of the Santa Rosa Mountains where 
a “bathtub” ring can be seen. The subject property is located within the boundary of the ancient Lake 
Cahuilla, an area where most paleontological resources in the Valley have occurred.4 Previous 
paleontological surveys conducted in the area have identified three species that are among the most 
common and most studied species of freshwater mollusks to be found in the lakebed sediments.  

 
3  Op. cit. Petra 2022. 
4  “Paleontological Resources Technical Report – City of La Quinta General Plan”, prepared by CRM TECH. 

August 2010. 
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The subject property is essentially flat and featureless, having been graded over the course of many 
years to facilitate crop irrigation. There are no unique geologic features on the site or in the vicinity.  
 
Seiches and Tsunamis 
The subject property is located east of the east margin of the Santa Rose Mountains on the valley floor. 
The site is not located near any body of water that could be subject to seiching or cause associated 
flooding in the area. Neither is the site in proximity of any volcanic or related hazard area, being located 
approximately 40 miles northwest of the Salton Sea volcanic region where cinder cone, mud pots, and 
other signs of volcanic and magmatic hazards are known to exist. Neither is the subject property subject 
to mud flows associated with unstable unconsolidated slopes in or areas of steep slopes denuded by fire. 
 
 

3.9.3 Alternatives Impact Analysis 
 
Alquist-Priolo Earthquake Fault Zone or County Fault Hazard Zones 

a) Be subject to rupture of a known earthquake fault, as delineated on the most recent 
Alquist-Priolo Earthquake Fault Zoning Map issued by the State Geologist for the area or 
based on other substantial evidence of a known fault? 

 
Alternative A, B, C and D 
The subject property is located more than five miles from the nearest active fault mapped on the Alquist-
Priolo Earthquake Fault Zoning Map. Therefore, the site is not expected to be subject to ground rupture 
associated with faulting on a mapped fault. There would be no impacts associated with fault-related 
ground rupture under Alternative A (Increased Intensity Mixed-Use Alternative), Alternative B (Low 
Density Residential Alternative, Alternative C (No Project Alternative) or Alternative D (No Retail 
Commercial Center or Resort Uses), which is consistent with the proposed Project. 
 
 
Liquefaction Potential Zone  

a) Be subject to seismic-related ground failure, including liquefaction? 
 
Alternative A, B, C and D 
Site conditions, including surface soil types and density, as well as the current and historically high 
groundwater level (10± feet), indicate a high potential for liquefaction during a local earthquake and 
associated strong ground shaking. In addition to the settlement of wet, sandy deposits during liquefaction, 
seismic-related ground failure can also take the form of dry sand settlement. Total free-field liquefaction 
settlement would range from 0.25 to 1.50 inches, with differential settlement estimated to be on the order 
of 1 inch over a span of 40 feet.  
 
According to the Project geotechnical report, liquefaction settlement can typically be mitigated by 
structural methods when total settlements are less than four inches. Given the seismic settlement range 
estimated for the site, including the relative uniformity of the settlements over a relatively large distance, 
deep ground improvements or other seismic related mitigations are not necessary for the Project or for 
Alternatives A, B or D as the footprint for these are essentially the same as for the proposed Project. With 
the implementation of mitigation measures (GEO-1 to GEO-5) set forth in Section 2.9.7, impacts to “build” 
Alternatives A, B and D due to liquefaction will be less than significant, comparable with the proposed 
Project. The existing liquefaction hazard has a minimal potential impact for Alternative C (No Project) 
with potential damage to on-site farm structures, which are limited in number. 
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Ground-shaking Zone 
a) Be subject to strong seismic ground shaking? 

 
Alternative A, B and D 
As discussed in detail in Section 2.9.5, the site and planning area have a high potential of strong ground 
shaking in associated with a major earthquake on a local fault. For purposes of analysis, an earthquake 
was assumed on the local branch of the San Andreas Fault. A moment magnitude earthquake of 7.34 
and ground acceleration of 0.73g were assumed based on the results of a seismic hazard analysis 
conducted for the Project site. Therefore, a major earthquake on nearby faults could expose people and 
structures to risks associated with strong seismic ground shaking.  
 
To some degree, the extent of damage will be associated with the level of development and occupancy 
in such an event. On this basis, the greatest potential impacts would be under the Alternative A scenario 
where the extent of development and occupancy would be greatest. Based on this criteria, the proposed 
Project would be expected to suffer the next greatest impact and Alternatives B and D the least of the 
“build” alternatives. The application of the mitigation measures (GEO-1 – GEO-7) set forth in Section 
2.9.7, and adherence to detailed technical recommendations set forth in the geotechnical report will 
ensure that impacts will be less than significant under all “build” scenarios.  
 
Alternative C 
The No Project alternative will not create any new threats or vulnerabilities with regard to strong 
groundshaking. The five existing agricultural structures could be damaged during a strong seismic event. 
However, these are utilitarian buildings and the site is seldom occupied. Therefore, there would be no 
new impacts under the Alternative C scenario. 
 
 

Landslide Risk 
a) Be located on a geologic unit or soil that is unstable, or that would become unstable as a 

result of the project, and potentially result in on- or off-site landslide, lateral spreading, 
collapse, or rockfall hazards? 

 
Alternatives A, B and D  
The subject property has generally flat topography, with a mild gradient consistent with the area-wide 
agricultural drain system that directs flows to the southeast. This topography is not prone to landslides or 
rockfall hazards. Lateral spreading is the tendency of liquefied soil to move, either downslope or toward 
an open face such as a channel. Lateral spreading is not a likely occurrence on the subject site because 
it is relatively flat and potentially associated impacts will be less than significant.  
 
Site development under Alternatives A, B and D may result in temporary excavations varying up to a 
depth of approximately 8 feet, with limited but potentially deeper localized removes. Based on the physical 
properties of the onsite soils, temporary excavations exceeding 4 feet in heigh could collapse and should 
be cut back based on the stability of the temporary slopes. Applicable requirements of the California 
Construction and General Industry Safety Orders, the Occupational Safety and Healthy Act of 1970, and 
the Construction Safety Act are prescribed in the project geotechnical report.  
 
Given the relatively flat topography of the subject site, under Alternatives A, B and D the risk of landslide, 
lateral spreading, collapse, or rockfall hazards is less than significant, comparable to the proposed 
Project.  
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Alternative C 
The No Project alternative would leave the site in its existing condition and use. Given the site’s soils and 
topography, there is a low potential for significant on- or off-site landslides, lateral spreading, collapse, or 
rockfall hazards. Therefore, potential impacts would be less than significant. 
 
 
Ground Subsidence 

a) Be located on a geologic unit or soil that is unstable, or that would become unstable as a 
result of the project, and potentially result in ground subsidence? 

 
Alternatives A, B and D  
This hazard is associated with the gradual settling or sinking of the ground surface with little or no 
horizontal movement and can result in soils compacted by the weight of overlying sediments. Subsidence 
can result in structural damage to structures that are sensitive to slight changes in elevation, such as 
larger buildings, canals and channel lining, and wells. It should be noted that the subject site is not located 
within an area of known subsidence associated with groundwater withdrawal or hydroconsolidation; 
therefore, the potential for subsidence is considered to be low. 
 
Applicable to Alternatives A, B and D, the Project geotechnical report estimates an average shrinkage 
factor of 19 to 25 percent when excavated on-site soils are replaced as properly compacted fill. 
Subsidence of 0.15 to 0.25 feet may occur when exposed bottom surface in soil removal areas are 
scarified and re-compacted. With the implementation of mitigation measures GEO-5 - GEO-7, and by 
following grading, excavation, and recompaction protocols prescribed in the project geotechnical report, 
Alternatives A, B and D impacts related to soil subsidence and shrinkage will be less than significant, 
comparable to the proposed Project. 
 
Alternative C 
The No Project alternative would leave the site in its existing condition and use. Given the site’s current 
use, there is a low potential for impacts related to soil subsidence and shrinkage. Therefore, potential 
impacts would be less than significant. 
 
Other Geologic Hazards 

a) Be subject to geologic hazards, such as seiche, mudflow, or volcanic hazard? 
 
Alternatives A, B, C and D 
The subject property has been evaluated for other geotechnical conditions not previously discussed, 
including seiche, tsunamis, volcanoes or mud flows. As noted above, the subject property is not located 
near any body of water that could be subject to seiching or cause associated flooding in the area. Neither 
is the site in proximity to any volcanic or related hazard area. Neither is the subject property subject to 
mud flows associated with unstable unconsolidated slopes in or areas of steep slopes, including those 
that may have been denuded by fire. These conditions do not constitute a hazard to the subject property 
and potential impacts associated with a potential volcanic hazard, seiche, mudflows or other geologic 
hazards will be less than significant for all project alternatives.  
 
Slopes 

a) Change topography or ground surface relief features? 
b) Create cut or fill slopes greater than 2:1 or higher than 10 feet? 
c) Result in grading that affects or negates subsurface sewage disposal systems? 

 
Alternatives A, B and C 
The subject property is essentially flat, and its topography indicates no threat of natural slope failures or 
landslides. However, the soils on-site are described as generally consisting of unconsolidated, very fine-
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grained and silty sand. Trenches and excavations in such soils can result in failure of manufactured 
slopes if not properly designed and constructed. The Project geotechnical report sets forth guidance that 
will ensure that changes in topography and manufacturing of slopes and excavation of trenches is carried 
out in a manner that limits potential impacts, which will be less than significant. 
 
As with the proposed project, Alternatives A, B and D will not create any significant changes in site 
topography. While some riding arenas may be graded to be approximately four feet below grade, any 
slopes manufactured on site will be of limited height and with slopes in excess of 2:1.  
 
Alternatives A, B and D do not propose the use of on-lot septic tanks with or without leech fields or 
seepage pits. All “build” alternatives would rely on an on-site sewage collection system and lift stations 
that will connect to CVWD’s large gravity sewer line located in Avenue 62, which conveys local sewerage 
to the CVWD WRP-4 sewage treatment plant located three miles east of the site. Alternatives A, B and 
D will not impact on-site soils or their use for on-lot septic systems, comparable to the proposed Project. 
 
Alternative C 
Under Alternative C, current site grading, designed to optimize irrigation and crop production, would be 
maintained. There will be cut or fill slopes created and the use of on-site soils for subsurface sewage 
disposal systems will not be affected or negated. 
 
Soils 

a) Result in substantial soil erosion or the loss of topsoil? 
b) Be located on expansive soil, as defined in Section 1803.5.3 of the California Building Code 

(2022), creating substantial direct or indirect risks to life or property? 
c) Have soils incapable of adequately supporting use of septic tanks or alternative waste 

water disposal systems where sewers are not available for the disposal of waste water? 
 
Alternatives A, B and D  
The subject and surrounding properties are located on the desert floor and have soils comprised primarily 
of fine sand and silt deposited by wind and water, which when dry and exposed, have a high potential for 
wind erosion. All of the subject lands are currently in active cultivation, which involves periodic discing, 
vegetation clearing and other disturbance. When not in cultivation, these lands can be a substantial 
source of blowing sand and fugitive dust, resulting in an ongoing loss of topsoil.  
 
Development of Alternatives A, B and D will result in the same stabilization of on-site soils and greatly 
reduce soil erosion and associated loss of topsoil as with the proposed Project. A County-approved dust 
control plan would be issued with grading permits for all “build” alternatives and would ensure that soils 
are stabilized and that blowing sand and dust would be effectively avoided and minimized.  
 
Alternatives A, B and D would include large areas of open space, including riding arenas and horse 
pastures, that will be regularly maintained and exposed soils will be stabilized on an ongoing basis. 
Therefore, Alternatives A, B and D will greatly reduce the potential for soil erosion and will have a less 
than significant impact on soil erosion and/or loss of topsoil, comparable to the proposed Project.  
 
Expansive soils can exert significant pressure on structures built upon them. Based on the soil conditions 
described in Section 2.9, the soils on site are considered Very Low in expansion potential.5 Soils on the 
subject property were tested by the Project geotechnical consultant. It was determined that the site has 
a very low potential for expansive soils, as defined in Section 1803.5.3 of the California Building Code 
(2022), and will not create a substantial direct or indirect risk to life or property under any of the “build” 
alternative scenarios. Impacts will be less than significant, comparable to the proposed Project. 
 

 
5  Op. cit. Petra 2022. 



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Section 3 Project Alternatives 
 

 
Riverside County 3.9-7 Thermal Ranch Specific Plan EIR 

As noted above, the use of on-lot septic tanks, with or without leech fields or seepage pits, is not proposed 
under either the proposed Project or the Alterative A, B or D scenarios. The planned on-site sewage 
collection system will connect the development to existing CVWD facilities located in Avenue 62. 
Therefore, Alternatives A, B and D B will have no impact on on-site soils or their use for on-lot septic 
systems, comparable to the proposed Project.  
 
Alternative C 
Ongoing wind and perhaps occasional water erosion will continue under the Alternative C No Project 
scenario, although such soil loss is expected to remain less than significant. The subject property has 
soils with a low expansion coefficient and there will be no new impacts in this regard under the Alternative 
C scenario. Neither does Alternative C require the construction of on-site septic tanks and will not result 
in affecting soils in a manner that precludes the use of on-site soils for this purpose. There will be no 
significant impacts. 
 
Wind Erosion and Blowsand from project either on or off site. 

a) Be impacted by or result in an increase in wind erosion and blowsand, either on or off site? 
 

Alternatives A, B and D  
As discussed in detail in Section 2.9, the subject property’s soils are comprised primarily of fine sand and 
silt that, when dry and exposed, have a high potential for wind erosion. While the site is located in an 
area with a high wind erosion potential, it is located well south of mapped blowsand hazard areas. The 
site is in active cultivation and can be a substantial source of blowing sand and fugitive dust. Development 
under Alternatives A, B and D scenarios will stabilize on-site soils and greatly reduce soil erosion and 
associated loss of topsoil. A County-approved dust control plan would be issued with grading permits for 
all “build” alternatives to ensure that soils are stabilized and that blowing sand and dust will be effectively 
avoided and minimized. Once constructed, the development would be maintained and exposed soils 
would be stabilized. Therefore, none of the “build” alternatives will significantly increase the potential for 
soil erosion, and none would contribute to a blowsand hazard and would have a less than significant 
impact associated with wind erosion and blowing sand. Impacts for Alternatives A, B and D will be less 
than significant and comparable to the proposed Project. 
 
Alternative C 
Ongoing wind erosion will continue under the Alternative C scenario. There would be no new impacts as 
conditions would remain as they are today. The potential for wind erosion is expected to remain less than 
significant. The site is located well south of mapped blowsand hazard areas and blowing sand is not 
currently an issue at the site. Therefore, impacts under the Alternative C scenario would be less than 
significant. 
 
 
 

3.9.4 Mitigation Measures 
 

None of the three “build” alternatives will have a significant adverse impact on the environment and will 
not be significantly affected by geotechnical conditions that cannot be adequately addressed through 
project design and engineering, and standard construction management. These include implementing 
the various design and remedial grading recommendations set forth in the Petra Geotechnical 
Investigation prepared for the Project. Therefore, while specific geotechnical mitigation measures are not 
required, the mitigation measures set forth in Section 2.9.7 would be recommended for Alternatives A, B 
and D to ensure that appropriate structural and geotechnical engineering are incorporated in final project 
design. Mitigation measure GEO-14 would be required to ensure that potential impacts are less than 
significant. 
 



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Section 3 Project Alternatives 
 

 
Riverside County 3.9-8 Thermal Ranch Specific Plan EIR 

3.9.5 Environmental Superior Alternative 
 
The Alternative C (No Project) scenario is the environmentally superior alternative. It does not introduce 
new structures or other improvements or new occupants that could be adversely impacted by site geology 
or soil conditions, or by regional geologic conditions. Potential impacts would be least under Alternative 
C. Impacts associated with Alternatives A, B and D would be essentially the same as those associated 
with the proposed Project.  



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Section 3 Project Alternatives 
 

 
Riverside County 3.10-1             Thermal Ranch Specific Plan EIR 

3.10 Greenhouse Gas Emissions 
 

3.10.1 Introduction 
 
The following section analyzes impacts related to greenhouse gas emissions resulting from the 
implementation of Project alternatives. An Air Quality and Greenhouse Gas Report was prepared for the 
proposed Project and alternatives, and is included in Appendix B.  
 

3.10.2 Existing Conditions 
 
Certain gases in the earth’s atmosphere, classified as greenhouse gases (GHGs), play a critical role in 
determining the earth’s surface temperature. These gases allow a broad spectrum of solar radiation into 
the earth’s atmosphere, but prevent infrared heat from escaping (as does the glass in a glasshouse), 
thus causing a net warming the earth’s atmosphere. The principal GHGs contributing to the greenhouse 
effect are carbon dioxide (CO2), methane (CH4), nitrous oxide (N2O), and fluorinated compounds 
(hydrofluorocarbons, perfluorocarbons and sulfur hexafluoride). GHG sources include both natural and 
anthropogenic (manmade) processes, and some are associated with air pollution. 
 
The County of Riverside Climate Action Plan (CAP) Update establishes the County’s efforts to reduce 
GHG emissions in line with the targets set by AB 32 and SB 32. The CAP is consistent with California Air 
Resources Board’s (CARB) climate change scoping plan, which, pursuant to AB 32, aims for a 49% 
reduction in annual emissions below 2008 levels by 2030 and an 80% reduction below 2008 levels by 
2050. In order to meet these targets, the County would need to reduce 2030 annual emissions by 525,511 
MT CO2e from an adjusted business-as-usual forecast and by 2,982,947 MT CO2e by 2050.  
 
Please see Section 2.10 for a detailed description of the regulatory framework and existing greenhouse 
gas conditions relating to the Project area.  
 
 

3.10.3 Alternatives Impact Analysis 
 
The Riverside County CAP Update provides a development review process to guide projects in 
addressing GHG emissions in CEQA analysis and to determine the significance of project-generated 
GHG emissions. The CAP recommends that project-specific GHG emissions be quantified using the 
California Emissions Estimator Model (CalEEMod). To determine the significance of the projected GHG 
emissions, two modeling runs should be conducted: one must calculate GHG emissions at 2017 levels 
of efficiency, and one must calculate emissions using the efficiency levels for the project’s proposed 
buildout year. GHG emissions are considered less than significant if emissions for the project’s buildout 
year achieve at least a 25% reduction from the projected 2017 emissions.  
 
As with the proposed Project, “build” Alternatives A, B and D were assumed to have a seven-year 
construction period, with an operational year of 2032. To calculate the 2017 and proposed buildout year 
emissions for Alternatives A, B and D, CalEEMod Version 2022.1 was used. The land use and trip 
generation parameters shown in Table 3.10-1, 3.10-2 and 3.10-3 were inputted for the Alternative A, B 
and D modeling runs.  
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Table 3.10-1 
Alternative A - CalEEMod Land Use Assumptions 

 
Planning 

Area 
Land Use 

(proposed) 
Land Use 

(CalEEMod) Acres Dwelling 
Units 

Commercial 
SF Other Trip Rate1 

Week Sat Sun 

1 

Equestrian 
Center 
(barns) 

Unrefrigerate
d Warehouse 

– No Rail 
182.43   597,800 

SF 0.7 1.24 1.25 

Equestrian 
Center 

(commercial) 
Strip Mall 1.72  75,000  35.97 41.45 24.79 

Equestrian 
Center 
(office) 

General 
Office 

Building 
0.23   10,000 

SF 10.84 2.21 0.70 

2 Estate 
Residential Single Family 

Housing 263.80 993   7.47 8.09 5.00 
3 

Single Family 
Attached/ 
Detached 

4a Workforce 
Housing 

Mobile Home 
Park 18.30 500   1.94 2.58 1.94 

4b Equestrian 
RV Park 

Mobile Home 
Park 22.80   320 RV 

spaces 1.94 2.95 1.94 

5 

Resort 
Condos 

Condo/ 
Townhouse 
High Rise 

42.10 505   6.74 7.69 4.09 

Hotel Hotel 8.10   300 
rooms 12.23 14.38 10.51 

Resort Retail Regional 
Shopping 

Center 
25.60  260,000  30.49 32.11 21.10 6 Commercial 

Retail 

Project- 
wide 

Perimeter 
ROW 

Other Asphalt 
Surfaces 15.30    0.00 0.00 0.00 

-- Parking Lot 38.72   4,302 
spaces 0.00 0.00 0.00 

Off-Site Water 
Reservoir 

User 
Defined 

Industrial 
13.6   20,867 

SF 
0.00 0.00 0.00 

TOTALS: 632.7 1,998 335,000 -- 25,490 
trips 

28,722 
trips 

18,596 
trips 

1 Thermal Ranch Specific Plan Traffic Analysis, prepared by Urban Crossroads, Inc. (July 2023), Section 4.1.  
 
As described in the Air Quality and Greenhouse Gas Report prepared for the Project, not all of the 
proposed land uses are available as land use categories in CalEEMod. In instances where CalEEMod 
did not provide a land use category for a proposed use, the most applicable option was selected. The 
following land uses proposed for Alternative A, B and D, as shown in the tables above and below, were 
replaced with CalEEMod categories for analysis purposes: 
 

• Modular Homes and RV Park: The Mobile Home Park land use was applied to both intended 
uses, and trip rates were adjusted based on the Project-specific TIA.  

• Specialty Retail (Equestrian Center): The Strip Mall land use was used in CalEEMod, and trip 
rates were adjusted based on the Project-specific TIA. 

• Equestrian Center (Barns): Unrefrigerated Warehouse used in CalEEMod. Trip rates were 
adjusted based on traffic count data collected at the existing Desert International Horse Show 
facility, as provided in the Project-specific TIA. Operational energy use was also adjusted to 
account for no natural gas connections in the barns.   
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Table 3.10-2 

Alternative B - CalEEMod Land Use Assumptions 
 

Planning 
Area 

Land Use 
(proposed) 

Land Use 
(CalEEMod) Acres Dwelling 

Units 
Commercial 

SF Other Trip Rate1 
Week Sat Sun 

1 

Equestrian 
Center 
(barns) 

Unrefrigerated 
Warehouse – 

No Rail 
182.43   597,80

0 SF 0.7 1.24 1.25 

Equestrian 
Center 

(commercial) 
Strip Mall 1.72  75,000  35.97 41.45 24.79 

Equestrian 
Center 
(office) 

General Office 
Building 0.23   10,000 

SF 10.84 2.21 0.70 

2 Estate 
Residential Single Family 

Housing 263.80 178   7.47 8.09 5.00 
3 

Single Family 
Attached/ 
Detached 

4a Workforce 
Housing 

Mobile Home 
Park 18.30 500   1.94 2.58 1.94 

4b Equestrian 
RV Park 

Mobile Home 
Park 22.80   

320 
RV 

spaces 
1.94 2.95 1.94 

5 

Resort 
Condos 

Condo/ 
Townhouse 
High Rise 

42.10 210   6.74 7.69 4.09 

Hotel Hotel 8.10   150 
rooms 12.23 14.38 10.51 

Resort Retail Regional 
Shopping 

Center 
25.60  100,000  30.49 32.11 21.10 6 Commercial 

Retail 

Project- 
wide 

Perimeter 
ROW 

Other Asphalt 
Surfaces 15.30    0.00 0.00 0.00 

-- Parking Lot 38.72   4,302 
spaces 0.00 0.00 0.00 

Off-Site Water Reservoir User Defined 
Industrial 13.6   20,867 

SF 0.00 0.00 0.00 

TOTALS: 632.7 1,998 335,000 -- 11,648 
trips 

13,601 
trips 

9,018 
trips 

1 Thermal Ranch Specific Plan Traffic Analysis, prepared by Urban Crossroads, Inc. (July 2023), Section 4.1.  
 
 
 

Table 3.10-3 
Alternative D - CalEEMod Land Use Assumptions 

 
Planning 

Area 
Land Use 

(proposed) 
Land Use 

(CalEEMod) 
Acres Dwelling 

Units 
Commercial 

SF 
Other Trip Rate1 

Week Sat Sun 

1 

Equestrian 
Center 
(barns) 

Unrefrigerated 
Warehouse – 

No Rail 
182.43   597,80

0 SF 0.7 1.24 1.25 

Equestrian 
Center 

(commercial) 
Strip Mall 1.72  75,000  35.97 41.45 24.79 

Equestrian 
Center 
(office) 

General Office 
Building 0.23   10,000 

SF 10.84 2.21 0.70 
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Table 3.10-3 
Alternative D - CalEEMod Land Use Assumptions 

 
Planning 

Area 
Land Use 

(proposed) 
Land Use 

(CalEEMod) 
Acres Dwelling 

Units 
Commercial 

SF 
Other Trip Rate1 

Week Sat Sun 
2 Estate 

Residential Single Family 
Housing 263.80 490   7.47 8.09 5.00 

3 
Single Family 

Attached/ 
Detached 

4a Workforce 
Housing 

Mobile Home 
Park 18.30 500   1.94 2.58 1.94 

4b Equestrian 
RV Park 

Mobile Home 
Park 22.80   

320 
RV 

spaces 
1.94 2.95 1.94 

5 Estate 
Residential Single Family 

Housing 75.8 32   7.47 8.09 5.00 
6 Estate 

Residential 

Project- 
wide 

Perimeter 
ROW 

Other Asphalt 
Surfaces 15.30    0.00 0.00 0.00 

-- Parking Lot 38.72   4,302 
spaces 0.00 0.00 0.00 

Off-Site Water Reservoir User Defined 
Industrial 13.6   20,867 

SF 0.00 0.00 0.00 

TOTALS: 632.7 1,022 75,000 -- 10,159 
trips1 

12,367 
trips1 

11,013 
trips1 

1 Thermal Ranch Specific Plan Traffic Analysis, prepared by Urban Crossroads, Inc. (August 2024), Section 4.1.  

 
 
Alternative C assumes the continued farming of the existing row crops on the subject site.  
 
 

a) Generate greenhouse gas emissions, either directly or indirectly, that may have a 
significant impact on the environment. 

 
As with the proposed Project, Alternatives A, B and D GHG emission impacts were assessed using both 
methods of analysis described in the County’s CAP: screening tables and calculation of GHG emissions.   
 
Alternative A - Increased Intensity Mixed-Use Alternative 
As previously stated, Alternative A proposes the same mix of uses as the proposed Project, but with a 
greater land use intensity. Alternative A would result in the emission of GHGs during its construction and 
operations.  
 
Screening Tables 
Alternative A proposes a greater land use intensity but would result in the same mix of uses as the 
proposed Project and would be subject to the same development standards in the Thermal Ranch 
Specific Plan. The residential and commercial screening table calculations in the Air Quality and 
Greenhouse Gas Report (Appendix B) would apply to Alternative A for design features proposed in the 
Thermal Ranch Specific Plan and requirements of the most recent Title 24 regulations and required 
measures in the CAP. Before weighting, Alternative A would garner a subtotal of 139 points in Table 1, 
Screening Table for Residential Development, and a subtotal of 110 points in Table 2, Screening Table 
for Commercial Development. Weighting the points for 50 percent residential and 50 percent commercial 
uses, Alternative A’s mixed-use development garnered a total of 124.5 points. According to the CAP, 
mixed-use projects that garner at least 100 points will be consistent with the reduction quantities in the 
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County’s CAP Update and would be considered less than significant for GHG emissions. It can therefore 
be concluded that, based on the Screening Tables provided in the Riverside County CAP Update, 
Alternative A would have less than significant impacts for GHG emissions. 
 
Project-Specific Emission Quantification  
Per the CAP Update’s CEQA thresholds guidelines, projects should complete two modeling runs in 
CalEEMod. The first run should calculate GHG emissions at 2017 levels of efficiency, including 
application of 2017 energy efficiency standards and on-road vehicle emissions factors. The second 
modeling run should calculate GHG emissions at the project’s buildout year levels of efficiency, and 
should include mitigation measures as needed. As provided in the Approach to Implementation of GHG 
Development Review flow chart,1 a project’s GHG emissions are less than significant if the annual 
emissions calculated for the project’s buildout year are reduced by at least 25% from the annual 
emissions calculated for 2017.  
 
Construction 
Construction activities will result in short-term GHG emissions associated with the operation of 
construction equipment, vehicle emissions from construction employee commutes, material hauling, and 
ground disturbing activities, occurring over the demolition, site preparation, grading, construction, paving, 
and architectural coating phases. Table 3.10-3 shows that for buildout of Alternative A in 2017, 37,692 
metric tons of CO2e would have been emitted over the seven-year construction period. For buildout in 
2032, Table 3.10-4 shows that 30,831 metric tons of CO2e would be emitted over the seven-year 
construction of Alternative A.  
 
There are currently no emissions thresholds for construction-related GHG emissions. Instead,  total GHG 
emissions resulting from construction were amortized over a 30-year period and added to the annual 
operational emissions.  
 
Operations 
During the operational phase of Alternative A, five categories of emissions will contribute to the 
development’s total annual GHG emissions. These include: (1) area emissions (e.g. pavement and 
architectural coating off-gassing), (2) energy use, (3) mobile source emissions, (4) solid waste disposal, 
and (5) water use. As stated above, GHG emissions from construction of the proposed development 
were amortized over a 30-year period and added to the total operational emissions. Table 3.10-3 and 
3.10-4 show a summary of the total annual construction and operational GHG emissions for buildout of 
Alternative A in 2017 and 2032, respectively.  
 
As shown in Table 3.10-3, the modeling run for buildout in 2017 found that Alternative A would generate 
a total of 54,527 metric tons of CO2e per year. Table 3.10-4 shows that in the case of buildout in 2032, 
Alternative A would generate 40,941 metric tons of CO2e per year.  
 

 
1  Appendix D of the Riverside County Climate Action Plan Update, Appendix A: GHG Development Review 

Process Flow Chart Diagram, March 2019.  
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Table 3.10-4 
Alternative A - Projected GHG Emissions Summary (2017 Buildout) 

Phase CO2e (MT/YR) 
Construction  

2011 1,156 
2012 3,687 
2013 6,495 
2014 6,802 
2015 6,751 
2016 6,712 
2017 6,089 

Total Construction  37,692 
Operation  

Area 250 
Energy 10,356 
Mobile 40,754 
Waste 929 
Water 866 

Refrigerants 116 
Construction: 30-year amortized 1,256 

Total Operational 54,527 
Source: CalEEMod Version 2022.1. 

 
 

Table 3.10-5 
Alternative A - Projected GHG Emissions Summary (2032 Buildout) 

Phase CO2e (MT/YR) 
Construction 

2026 1,144 
2027 3,130 
2028 5,381 
2029 5,548 
2030 5,446 
2031 5,347 
2032 4,835 

Total Construction  30,831 
Operation 

Area 240 
Energy 6,973 
Mobile 31,019 
Waste 929 
Water 636 

Refrigerants 116 
Construction: 30-year amortized 1,028 

Total Operational 40,941 
Source: CalEEMod Version 2022.1 

 
According to the Riverside County CAP Update GHG Development Review Process, after conducting 
project-specific emissions quantification, emissions can be determined to be less than significant if 
buildout year emissions will be reduced from 2017 emissions by 25%. As shown in Table 3.10-5, 
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Alternative A’s emissions modeled for buildout in 2032 would represent a 24.9% reduction from the 
emissions projected for 2017. This reduction in GHG emissions accounts for expected improvements in 
energy efficiency and on-road vehicle emissions from 2017, based on technological improvements and 
increasingly stringent regulations.   
 

Table 3.10-6 
Alternative A - GHG Emissions Significance 

Buildout Year 2017 2032 Percent Change 
Annual Emissions 

(CO2e MT/YR) 54,527 40,941 -24.9% 
Emissions reduction of 25% or greater? No 

Source: CalEEMod Version 2022.1 
 
The projected annual emissions for buildout of Alternative A in 2032 would represent a reduction of less 
than 25% than the emissions projected for buildout of the development in 2017 and would therefore be 
significant using this analysis method alone. However, Alternative A does pass the screening tables test 
and is considered less than significant using that method of analysis approved by the CAP.  
 
Alternative A would result in higher GHG emissions than the proposed Project. Based on the CalEEMod 
projections shown in Table 3.10-4 and 2.10-4, Alternative A would generate 40,941 MTCO2e per year 
assuming buildout in 2032, whereas the proposed Project would generate 28,605 MTCO2e per year 
assuming buildout in 2032. Therefore, while neither buildout scenario would have significant impacts 
resulting from GHG emissions, Alternative A would result in higher emissions.  
 
Alternative B - Low Density Residential Alternative 
Alternative B proposes the same mix of uses as the proposed Project, but at a lower residential density 
and commercial intensity. Alternative B would result in the emission of GHGs during its construction and 
operations.  
 
Screening Tables 
Alternative B proposes a lesser land use intensity but would result in the same mix of uses as the 
proposed Project and would be subject to the same development standards in the Thermal Ranch 
Specific Plan. The residential and commercial screening table calculations in the Air Quality and 
Greenhouse Gas Report (Appendix B) would apply to Alternative B for design features proposed in the 
Thermal Ranch Specific Plan and requirements of the most recent Title 24 regulations and required 
measures in the CAP. Before weighting, Alternative B would garner a subtotal of 139 points in Table 1, 
Screening Table for Residential Development, and a subtotal of 110 points in Table 2, Screening Table 
for Commercial Development. Weighting the points for 50 percent residential and 50 percent commercial 
uses, Alternative B’s mixed-use development garnered a total of 124.5 points. According to the CAP, 
mixed-use projects that garner at least 100 points will be consistent with the reduction quantities in the 
County’s CAP Update and would be considered less than significant for GHG emissions. It can therefore 
be concluded that, based on the Screening Tables provided in the Riverside County CAP Update, 
Alternative B would have less than significant impacts for GHG emissions. 
 
Project-Specific Emission Quantification  
Per the CAP Update’s CEQA thresholds guidelines, projects should complete two modeling runs in 
CalEEMod. The first run should calculate GHG emissions at 2017 levels of efficiency, including 
application of 2017 energy efficiency standards and on-road vehicle emissions factors. The second 
modeling run should calculate GHG emissions at the project’s buildout year levels of efficiency and should 
include mitigation measures as needed. As provided in the Approach to Implementation of GHG 



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Section 3 Project Alternatives 
 

 
Riverside County 3.10-8             Thermal Ranch Specific Plan EIR 

Development Review flow chart,2 a project’s GHG emissions are less than significant if the annual 
emissions calculated for the project’s buildout year are reduced by at least 25% from the annual 
emissions calculated for 2017.  
 
Construction 
Construction activities will result in short-term GHG emissions associated with the operation of 
construction equipment, vehicle emissions from construction employee commutes, material hauling, 
ground disturbance and other construction activities. Table 3.10-6 shows that for buildout of Alternative 
B in 2017, 25,809 metric tons of CO2e would have been emitted over the seven-year construction period. 
For buildout in 2032, Table 3.10-7 shows that 21,355 metric tons of CO2e would have been emitted over 
seven years for the construction of Alternative B.  
 
Given that there are currently no GHG thresholds for the construction of projects of this nature, 
construction-related GHG emissions were amortized over a 30-year period and added to the annual 
operational emissions.  
 
Operations 
During the operation of Alternative B, the same five categories of emissions analyzed for the proposed 
Project and Alternative A will contribute to the development’s annual GHG emissions (area, energy, 
mobile, solid waste disposal, and water use). As stated above, GHG emissions from construction of the 
proposed development were amortized over a 30-year period and added to the total operational 
emissions. Table 3.10-6 and 3.10-7 show a summary of the total annual construction and operational 
GHG emissions for buildout of Alternative B in 2017 and 2032.  
 
 
As shown in Table 3.10-6, the modeling run for buildout in 2017 found that Alternative B would generate 
a total of 28,150 metric tons of CO2e per year. Table 3.10-7, below, shows that with buildout in 2032, 
Alternative B would generate 20,928 metric tons of CO2e per year.  

 
Table 3.10-7 

Alternative B - Projected GHG Emissions Summary  
(2017 Buildout) 

Phase CO2e (MT/YR) 
Construction  

2011 1,156 
2012 2,648 
2013 4,353 
2014 4,555 
2015 4,522 
2016 4,496 
2017 4,079 

Total Construction  25,809 
Operation  

Area 231 
Energy 5,304 
Mobile 20,423 
Waste 550 

 
2  Appendix D of the Riverside County Climate Action Plan Update, Appendix A: GHG Development Review 

Process Flow Chart Diagram, March 2019.  
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Table 3.10-7 
Alternative B - Projected GHG Emissions Summary  

(2017 Buildout) 
Phase CO2e (MT/YR) 
Water 724 

Refrigerants 58 
Construction: 30-year amortized 860 

Total Operational 28,150 
Source: CalEEMod Version 2022.1 

 
 

Table 3.10-8 
Alternative B - Projected GHG Emissions Summary (2032 Buildout) 

Phase CO2e (MT/YR) 
Construction 

2026 1,144 
2027 2,282 
2028 3,629 
2029 3,741 
2030 3,676 
2031 3,613 
2032 3,270 

Total Construction  21,355 
Operation 

Area 221 
Energy 3,322 
Mobile 15,544 
Waste 550 
Water 521 

Refrigerants 57.6 
Construction: 30-year amortized 712 

Total Operational 20,928 
Source: CalEEMod Version 2022.1 

 
As previously stated, pursuant to the Riverside County CAP Update GHG Development Review Process, 
emissions can be determined to be less than significant if buildout year emissions will be reduced from 
2017 emissions by at least 25%. As shown in Table 3.10-8, Alternative B’s emissions modeled for 
buildout in 2032 would be reduced by 25.6% from the emissions projected for 2017.  
 

Table 3.10-9 
Alternative B - GHG Emissions Significance 

Buildout Year 2017 2032 Percent Change 
Annual Emissions 

(CO2e MT/YR) 28,150 20,928 -25.6% 
Emissions reduction of 25% or greater? Yes 

Source: CalEEMod Version 2022.1 
 
Given that the GHG emissions resulting from buildout of Alternative B in 2032 are reduced by more than 
25% of those resulting from buildout in 2017, impacts related to GHG emissions are less than significant.  
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Alternative B would result in lower GHG emissions than the proposed Project. As shown in Table 3.10-7 
and 2.10-4, and assuming a buildout year of 2032, Alternative B would generate 20,928 MTCO2e per 
year while the proposed Project would generate 28,605 MTCO2e per year. Therefore, while neither 
buildout scenario would have significant impacts resulting from GHG emissions, Alternative B would 
result in lower emissions.  
 
Alternative C - No Project Alternative 
Alternative C, the no project alternative, would not result in the development of the site. Greenhouse 
gases emitted by Alternative C would be limited to those currently produced by the existing agricultural 
operation. Ongoing sources of GHG emissions would likely include the operation of farm equipment, 
emissions associated with employee commutes, soil management and fertilization, pest management 
and other farming-related sources.      
 
According to CARB’s 2014 Climate Change Scoping Plan Update, urban areas generally result in higher 
per-acre GHG emissions than agricultural lands.3 A report by American Farmland Trust calculated an 
average per-acre GHG emission rate for farmland based on seven of California’s leading crops: alfalfa, 
almonds, rive, wine grapes, tomatoes, lettuce, and corn. The resulting weighted state-wide average of 
emissions for crop production is 0.89 metric tons of CO2e per acre per year.4 Applying this rate to the 
619±-acre Project site, it can be estimated that Alternative C would result in the emission of approximately 
551 metric tons of CO2e per year.  
 
The Riverside County CAP Update GHG Development Review Process exempts small projects from 
requiring further GHG analysis, determining the emissions level for such projects to be less than 
significant. The County defines small projects as those resulting in 3,000 metric tons of CO2e per year or 
less. Alternative C, which proposes no project and continuation of the existing agricultural operation, is 
estimated to result in the emission of 551 metric of CO2e per year. The emissions estimated for Alternative 
C are well below the County threshold, and impacts related to GHG emissions would therefore be less 
than significant and would be below the emissions levels of the proposed Project and the two “build” 
alternatives.  
 
Alternative D - No Retail Commercial Center or Resort Uses 
Alternative D proposes the same mix of equestrian center uses, workforce housing, and single-family 
residential as the proposed Project, but eliminates the retail commercial center, hotel, and resort 
condominiums in PA-5 and PA-6. Alternative D would result in the emission of GHGs during its 
construction and operations.  
 
Screening Tables 
Alternative D proposes a lesser commercial land use intensity and eliminates the resort hotel and 
condominium components but would result in the same mix of equestrian center and residential uses as 
the proposed Project and would be subject to the same development standards in the Thermal Ranch 
Specific Plan. The residential and commercial screening table calculations in the Air Quality and 
Greenhouse Gas Report (Appendix B) would apply to Alternative D for design features proposed in the 
Thermal Ranch Specific Plan and requirements of the most recent Title 24 regulations and required 
measures in the CAP. Before weighting, Alternative D would garner a subtotal of 111 points in Table 1: 
Screening Table for Residential Development, and a subtotal of 96 points in Table 2: Screening Table 
for Commercial Development. Weighting the points for 50 percent residential and 50 percent commercial 
uses, Alternative D’s mixed-use development garnered a total of 103.5 points. According to the CAP, 

 
3  California Air Resources Board, Climate Change Scoping Plan (May 2014), p.59.   
4  A New Comparison of Greenhouse Gas Emissions from California Agricultural and Urban Land Uses, 

American Farmland Trust (2015).  
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mixed-use projects that garner at least 100 points will be consistent with the reduction quantities in the 
County’s CAP Update and would be considered less than significant for GHG emissions. It can therefore 
be concluded that, based on the Screening Tables provided in the Riverside County CAP Update, 
Alternative D would have less than significant impacts for GHG emissions. 
 
Project-Specific Emission Quantification  
Per the CAP Update’s CEQA thresholds guidelines, projects should complete two modeling runs in 
CalEEMod. The first run should calculate GHG emissions at 2017 levels of efficiency, including 
application of 2017 energy efficiency standards and on-road vehicle emissions factors. The second 
modeling run should calculate GHG emissions at the project’s buildout year levels of efficiency and should 
include mitigation measures as needed. As provided in the Approach to Implementation of GHG 
Development Review flow chart,5 a project’s GHG emissions are less than significant if the annual 
emissions calculated for the project’s buildout year are reduced by at least 25% from the annual 
emissions calculated for 2017.  
 
Construction 
Alternative D construction activities will result in short-term GHG emissions associated with the operation 
of construction equipment, vehicle emissions from construction employee commutes, material hauling, 
ground disturbance and other construction activities. Table 3.10-10 shows that for buildout of Alternative 
D in 2017, 23,133 metric tons of CO2e would have been emitted over the seven-year construction period. 
For buildout in 2032, Table 3.10-11 shows that 19,231 metric tons of CO2e would have been emitted 
over seven years for the construction of Alternative D.  
 
Given that there are currently no GHG thresholds for the construction of projects of this nature, 
construction-related GHG emissions were amortized over a 30-year period and added to the annual 
operational emissions.  
 
Operations 
During the operation of Alternative D, the same five categories of emissions analyzed for the proposed 
Project and Alternatives A and B will contribute to the development’s annual GHG emissions (area, 
energy, mobile, solid waste disposal, and water use). As stated above, GHG emissions from construction 
of the proposed development were amortized over a 30-year period and added to the total operational 
emissions. Table 3.10-10 and 3.10-11 show a summary of the total annual construction and operational 
GHG emissions for buildout of Alternative D in 2017 and 2032.  
 
As shown in Table 3.10-10, the modeling run for buildout in 2017 found that Alternative D would generate 
a total of 32,958 metric tons of CO2e per year. Table 3.10-11, below, shows that with buildout in 2032, 
Alternative D would generate 23,532 metric tons of CO2e per year.  
 

 
Table 3.10-10 

Alternative D - Projected GHG Emissions Summary  
(2017 Buildout) 

Phase CO2e (MT/YR) 
Construction  

2011 1,156 
2012 2,413 
2013 3,871 

 
5  Appendix D of the Riverside County Climate Action Plan Update, Appendix A: GHG Development Review 

Process Flow Chart Diagram, March 2019.  
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Table 3.10-10 
Alternative D - Projected GHG Emissions Summary  

(2017 Buildout) 
Phase CO2e (MT/YR) 
2014 4,049 
2015 4,020 
2016 3,997 
2017 3,627 

Total Construction  23,133 
Operation  

Area 48 
Energy 5,864 
Mobile 25,028 
Waste 541 
Water 704 

Refrigerants 1.67 
Construction: 30-year amortized 771 

Total Operational 32,958 
Source: CalEEMod Version 2022.1 

 
 

Table 3.10-11 
Alternative D - Projected GHG Emissions Summary (2032 Buildout) 

Phase CO2e (MT/YR) 
Construction 

2026 1,144 
2027 2,092 
2028 3,237 
2029 3,336 
2030 3,279 
2031 3,224 
2032 2,919 

Total Construction  19,231 
Operation 

Area 38.4 
Energy 3,242 
Mobile 18,562 
Waste 541 
Water 506 

Refrigerants 1.67 
Construction: 30-year amortized 641 

Total Operational 23,532 
Source: CalEEMod Version 2022.1 

 
As previously stated, pursuant to the Riverside County CAP Update GHG Development Review Process, 
emissions can be determined to be less than significant if buildout year emissions will be reduced from 
2017 emissions by at least 25%. As shown in Table 3.10-12, Alternative D’s emissions modeled for 
buildout in 2032 would be reduced by 28.6% from the emissions projected for 2017.  
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Table 3.10-12 
Alternative D - GHG Emissions Significance 

Buildout Year 2017 2032 Percent Change 
Annual Emissions 

(CO2e MT/YR) 32,958 23,532 -28.6% 
Emissions reduction of 25% or greater? Yes 

Source: CalEEMod Version 2022.1 
 
Given that the GHG emissions resulting from buildout of Alternative D in 2032 are reduced by more than 
25% of those resulting from buildout in 2017, impacts related to GHG emissions are less than significant.  
 
Alternative D would result in lower GHG emissions than the proposed Project. As shown in Table 3.10-
11 and 2.10-4, and assuming a buildout year of 2032, Alternative D would generate 23,532 MTCO2e per 
year while the proposed Project would generate 28,605 MTCO2e per year. Therefore, while neither 
buildout scenario would have significant impacts resulting from GHG emissions, Alternative D would 
result in lower emissions.  
 
 

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

 
Alternative A - Increased Intensity Mixed-Use Alternative 
The County of Riverside 2019 Climate Action Plan (CAP) Update provides the County’s strategy for 
reducing GHG emissions pursuant to State GHG reduction policies, including AB 32 and SB 32, as well 
as the CARB Scoping Plan. The 2019 CAP Update provides measures to meet the State emissions 
targets of 49% below 2008 baseline levels by 2030 and 80% below baseline levels by 2050. The 2019 
CAP Update also provides screening process and significance thresholds for new developments to 
ensure CEQA compliance. As discussed under Section 3.10.3(a), above, the CAP Update development 
review process determined that Alternative A would have less than significant impacts on GHG 
emissions. Given that the proposed development complies with the County’s review process, it can be 
determined that it would not conflict with the GHG reduction targets established in the CAP Update.  
 
Alternative A must comply with all required measures for new developments provided in the CAP Update, 
such as the installation of EV charging stations in the garage of new residential units. Alternative A must 
also comply with any other applicable requirements provided in the CAP Update.  Overall, the targets set 
in the CAP Update are based on compliance with the state targets, and the development review process 
is based on the measures and targets provided in the CAP Update. Given that the development review 
process determined that the Alternative A would have less than significant impacts, it can be determined 
that the proposed development would not conflict with the CAP or with SB 32. Overall, impacts will be 
less than significant, and comparable to those expected form the proposed Project.   
 
Alternative B - Low Density Residential Alternative 
As stated above, the County’s CAP Update was developed pursuant to the State GHG reduction policies 
established by AB 32, SB 32, and the CARB Scoping Plan. The 2019 CAP Update provides measures 
to meet the State emissions targets of 49% below 2008 baseline levels by 2030 and 80% below baseline 
levels by 2050. The 2019 CAP Update also provides screening process and significance thresholds for 
new developments to ensure CEQA compliance. As discussed under Section 3.10.3(a), above, the CAP 
Update development review process determined that Alternative B would have less than significant 
impacts on GHG emissions. Given that the proposed Project complies with the County’s review process, 
it can be determined that the less intensive Alternative B project would not conflict with the GHG reduction 
targets established in the CAP Update.  
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Alternative B would be required to comply with all new development measures and other applicable 
requirements provided in the CAP Update. Overall, the CAP Update was developed pursuant to the State 
GHG reduction targets, and Alternative B is consistent with the development review process provided in 
the CAP Update. It can therefore be determined that Alternative B would not conflict with the State or 
County plans and policies for GHG reduction, and that impacts would be less than significant and 
comparable to the proposed Project.  
 
Alternative C – No Project Alternative 
For the reasons explained for Alternatives A, B and D, because the Riverside County CAP Update was 
developed pursuant to AB 32 and SB 32, a project can be determined to be consistent with the State and 
County GHG reduction targets if it is consistent with the thresholds provided in the CAP Update 
Development Review Process. Alternative C, the continued operation of the existing agricultural use of 
the subject site, meets the County’s definition of the small project, as discussed in Section 3.10.3(a). 
According to the CAP Update, small projects, meeting the threshold of 3,000 MTCO2e or less, would 
have less than significant impacts on GHG emission levels. Given that Alternative C would not conflict 
with the County plan for GHG emission reductions, it can be determined that it would also not conflict 
with AB 32 and. SB 32. Impacts associated with Alternative C would therefore be less than significant 
and, given that no additional GHG emissions will occur, impacts will be reduced for Alternative C as 
compared to the proposed Project and Alternatives A, B and D.  
 
Alternative D - No Retail Commercial Center or Resort Uses 
As stated above, the County’s CAP Update was developed pursuant to the State GHG reduction policies 
established by AB 32, SB 32, and the CARB Scoping Plan. The 2019 CAP Update provides measures 
to meet the State emissions targets of 49% below 2008 baseline levels by 2030 and 80% below baseline 
levels by 2050. The 2019 CAP Update also provides screening process and significance thresholds for 
new developments to ensure CEQA compliance. As discussed under Section 3.10.3(a), above, the CAP 
Update development review process determined that Alternative D would have less than significant 
impacts on GHG emissions. Given that the proposed Project complies with the County’s review process, 
it can be determined that the less intensive Alternative D project would not conflict with the GHG reduction 
targets established in the CAP Update.  
 
Alternative D would be required to comply with all new development measures and other applicable 
requirements provided in the CAP Update. Overall, the CAP Update was developed pursuant to the State 
GHG reduction targets, and Alternative D is consistent with the development review process provided in 
the CAP Update. It can therefore be determined that Alternative D would not conflict with the State or 
County plans and policies for GHG reduction, and that impacts would be less than significant and 
comparable to the proposed Project.  
 

3.10.4 Mitigation Measures 
 
As with the proposed Project, “build” Alternatives A, B, C and D were determined to have less than 
significant impacts related to GHG emissions. No mitigation is necessary.  
 

3.10.5 Environmental Superior Alternative 
 
The proposed Project and the three Project “build” alternatives were determined to have less than 
significant impacts related to GHG emissions. Alternative C is projected to result in the lowest GHG 
emissions but would not meet the Project objectives. Alternatives A, B, and D would meet some of the 
Project objectives. Assuming buildout in 2032, Alternative A, which proposes higher density and intensity 
than the proposed Project, is projected to result in approximately 43% more GHG emissions per year 
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than the proposed Project.6 Alternative B, which proposes lower density and intensity than the proposed 
Project, would result in the emission of 27% less CO2e than the Project.7 Alternative D, which proposes 
reduced commercial retail intensity and eliminates the hotel and resort condominium uses compared to 
the proposed Project, would result in the emission of 17.7% less CO2e than the Project.8 
 
While Alternative B appears to have less impacts than the Project based on the total quantity of CO2e 
emitted per year, the results differ if analyzed on a per capita basis. As shown in Table 3.10-13, the 
proposed Project would have lower per capita emissions than Alternatives B and D, and Alternative A 
would have lower per capita CO2e emissions than both the proposed Project and Alternative B.  
 

Table 3.10-13 
GHG Emissions Per Capita 

Proposed 
Development 

MTCO2e per 
Year 

Proposed 
Dwelling Units1 Population2 MTCO2e per 

Capita per Year 
Project 28,605 1,362 3,677.4 7.77 

Alternative A 40,941 1,998 5,394.6 7.59 
Alternative B 20,928 888 2,397.6 8.72 
Alternative D 23,532 1,022 2,759.4 8.52 
1 RV spaces are not counted as dwelling units.  
2 Assumes average household size of 2.7 persons per dwellings, per Project-specific VMT Analysis. 

 
Based on annual per capita emissions of CO2e, the proposed Project would be more efficient than 
Alternatives B and D, but not Alternative A. However, because the local GHG reduction targets 
established in the Riverside County CAP and state reduction targets established by AB 32 and SB 32 
are based on absolute emissions, not per capita emissions, the environmentally superior alternative 
should be determined based on total emissions. Alternative B would result in the lowest annual CO2e 
emissions of the “build” alternatives.  
  

 
6  As modeled using CalEEMod, and as shown in Table 3.10-4, Alternative A is expected to result in the 

emission of 40,941 MTCO2e per year. As shown in Table 2.10-4, the proposed Project is expected to result 
in the emission of 28,605 MTCO2e per year. 

7  As shown in Table 3.10-7, Alternative B is expected to result in the emission of 20,928 MTCO2e per year.  
 
8  As shown in Table 3.10-7, Alternative D is expected to result in the emission of 23,532 MTCO2e per year.  
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3.11 Hazards and Hazardous Material 
 

3.11.1 Introduction 
 
The following section analyses the potential impacts of the Project alternatives with regard to hazards 
and hazardous materials, as well as airports.  
 

3.11.2 Existing Conditions 
 
The entire 619±-acre subject property is currently in use for agriculture and has been since the 1950s. 
On-site structures and equipment are associated with agricultural activity and include irrigation 
standpipes, irrigation pipelines, and tile drains, as well as one shop building and four large sheds. In the 
shop building area, there is also a fenced well and equipment storage yard, scattered farming equipment, 
a groundwater pump, a water tank, and two empty aboveground tanks.  
 
Hazardous Materials 
A Phase 1 Environmental Site Assessment was prepared for the Project (see Appendix F) to determine 
if Recognized Environmental Conditions (RECs) are present on the subject property. Eight aboveground 
storage tanks occur on the property, with current and former contents including water, fertilizer, gasoline, 
diesel, and waste oil. There are no indications of release associated with these aboveground tanks. No 
underground storage tanks have been reported on the site.  
 
Drums containing potentially hazardous materials including waste oil, equipment lube, motor oil, hydraulic 
oil, mineral spirits, Stoddard solvent, automatic transmission fluid, and herbicides, were also reported or 
observed on the subject site. Releases of these materials were not reported or observed, other than 
waste oil spilled from one drum, resulting in an impacted area of soil approximately five feet wide and 
two feet deep. The Phase 1 ESA identified this spilled waste oil as a REC.  
 
The Phase 1 ESA identified the following actual or potential Other Environmental Conditions (OECs) on 
the Project site: (1) the potential removal of the onsite groundwater well; (2) reported elevated arsenic 
concentrations in the groundwater underlying the site; (3) potential presence of asbestos in the irrigation 
pipes underlying the site; and (4) potential asbestos-containing materials present in a converted container 
in the shop building on the site.  
 
Emergency Response 
The County’s General Plan and Emergency Operations Plans do not designate official emergency 
evacuation routes. However, Highway 86 and Highway 111/Grapefruit Boulevard are located 
approximately 3.5 miles to the east of the subject site, and Harrison Street and 62nd Avenue, which bound 
the site to the north and west, are designated expressways. These highways and roadways would likely 
serve as important routes if evacuation were required.  
 
Airports 
The subject site is located 1.25± miles southwest of the nearest runway of the County-owned and 
operated Jacqueline Cochran Regional Airport (JCRA). Nearly the entire subject property is located within 
Land Use Compatibility Zone D for the airport, except for a small portion in the S/W corner of the site, 
which is in Zone E. The entire site lies outside of the 55 dB CNEL contour for the ultimate buildout of the 
airport. The Riverside County Airport Land Use Commission (ALUC) has determined that the proposed 
project is consistent and compatible with the JCRA land use compatibility plan. 
 
Please see Section 2.11 for a detailed description of the regulatory framework and existing conditions 
related to hazards and hazardous materials pertinent to the planning area. 
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3.11.3 Alternatives Impact Analysis 

 
Hazards and Hazardous Materials 

a) Create a significant hazard to the public or the environment through the routine transport, 
use, or disposal of hazardous materials? 

 
Alternative A – Increased Intensity Mixed-Use Alternative 
Alternative A proposes a mix of uses similar to the proposed Project, but at a higher intensity of 
commercial and residential use. The construction and operation of Alternative A could involve the use of 
potentially hazardous and flammable materials; however, they are not expected to occur in quantities 
that would pose a significant hazard to the public or the environment. Given that Alternative A proposes 
more residential units and commercial space than the proposed Project, it could have a proportionally 
higher volume and frequency of hazardous materials being handled on-site. The transport, use, storage, 
and disposal of any such materials must be in accordance with t he manufacturer’s instructions and in 
compliance with the applicable federal, State, and local regulations. This will ensure that impacts would 
be less than significant.  
 
Consistent with the Project, Alternative A proposes the installation of an IID substation, the operation and 
maintenance of which could involve hazardous materials such as transformer oil, sulfur hexafluoride 
circuit breakers, battery acid, as well as paints, lubricants, and gases for minor maintenance. Because 
the substation will be designed to serve future development in the Project area, the more intense land 
uses proposed under Alternative A would not impact the scale of the substantiation or the quantities of 
hazardous materials involved. Therefore, as stated for the proposed Project, proper design and 
maintenance of the proposed substation, as well as compliance with the applicable laws and regulations 
for the storage and handling of hazardous materials, will prevent hazards impacting the public or the 
environment.    
 
As described for the proposed Project, operation of the equestrian center would also result in the 
generation of substantial volumes of manure. Manure is not classified as a hazardous material, but it can 
contain harmful elements such as phosphorus, salts, ammonia, bacteria, and viruses, that can 
contaminate waterways or water supplies if improperly managed. Alternative A proposes the same scale 
and intensity for the equestrian center as the proposed Project. Therefore, as stated for the proposed 
Project, proper handling and daily hauling of manure off-site will ensure that no significant hazards to the 
public or the environment occur as a result of manure management.  
 
Overall, Alternative A would result in somewhat greater impacts compared to the proposed Project; 
however, Alternative A not expected to create a significant hazard to the public or the environment 
through the routine transport, use, or disposal of hazardous materials, and impacts would be less than 
significant.  
 
Alternative B – Low-Density Residential Alternative 
Alternative B proposes a similar mix of uses as the proposed Project, but at a lower intensity of land uses. 
The construction and operation of Alternative B could involve the use of potentially hazardous and 
flammable materials, however, they are not expected to occur in quantities that would pose a significant 
hazard to the public or the environment. As a result of the lower intensity and density of development 
proposed by Alternative B, it could result in a commensurately lower volumes and frequency of hazardous 
materials being handled on-site. However, as stated for the proposed Project and Alternative A, the 
transport, use, storage, and disposal of any such materials must comply with the manufacturer’s 
instructions as well as applicable federal, State, and local regulations, which will ensure that impacts 
would be less than significant.  
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As described for Alternative A above, Alternative B proposes the installation of an IID substation which 
would involve hazardous materials during operations and maintenance. The substation would be subject 
to the same State and federal regulations as described for the Project in Section 2.11.6, compliance with 
which would prevent hazards to the public or the environment.   
 
Alternative B proposes the same scale and intensity for the equestrian center as the proposed Project. 
Therefore, as stated for Alternative A, above, with the proper handling and removal of manure from the 
equestrian center, the risk of hazards to the public or the environment would be minimal. Overall, 
Alternative B would result in less impact compared to the proposed Project, and Alternative B is not 
expected to create a significant hazard to the public or the environment through the routine transport, 
use, or disposal of hazardous materials, and impacts would be less than significant. 
 
Alternative C – No Project Alternative 
Alternative C proposes no change to the current site conditions. The ongoing agricultural operation would 
result in the continued use of potentially hazardous materials such as fertilizers, a variety of agro-
chemicals, as well as fuels and oils for the operation and maintenance of farming equipment. With the 
storage and handling of these materials in accordance with the manufacturer’s instructions as well as 
applicable federal, State, and local regulations, Alternative C would not create a significant hazard to 
public or the environment. Impacts would be less than significant.  
 
Alternative D – No Retail Commercial Center or Resort Uses 
Alternative D eliminates the retail commercial, hotel and resort condominiums in PAs 5 and 6 and 
replaces them with a limited number of low density residential estate lots.. The construction and operation 
of Alternative B could involve the use of potentially hazardous and flammable materials, however, they 
are not expected to occur in quantities that would pose a significant hazard to the public or the 
environment. As a result of the lower intensity and density of development proposed by Alternative B, it 
could result in a commensurately lower volumes and frequency of hazardous materials being handled 
on-site. However, as stated for the proposed Project and Alternative A, the transport, use, storage, and 
disposal of any such materials must comply with the manufacturer’s instructions as well as applicable 
federal, State, and local regulations, which will ensure that impacts would be less than significant.  
 
As described for Alternative A above, Alternative B proposes the installation of an IID substation which 
would involve hazardous materials during operations and maintenance. The substation would be subject 
to the same State and federal regulations as described for the Project in Section 2.11.6, compliance with 
which would prevent hazards to the public or the environment.   
 
Alternative B proposes the same scale and intensity for the equestrian center as the proposed Project. 
Therefore, as stated for Alternative A, above, with the proper handling and removal of manure from the 
equestrian center, the risk of hazards to the public or the environment would be minimal. Overall, 
Alternative B would result in less impact compared to the proposed Project, and Alternative B is not 
expected to create a significant hazard to the public or the environment through the routine transport, 
use, or disposal of hazardous materials, and impacts would be less than significant. 
 
 

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

 
Alternative A – Increased Intensity Mixed-Use Alternative 
As with the proposed Project, Alternative A would involve the disturbance of the entire property and the 
demolition and removal the shop building, shelters, and other existing agricultural structures. The existing 
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conditions described in the Phase 1 ESA would therefore still apply, and the potential hazards resulting 
from the property’s legacy of agriculture would therefore be the same described for the proposed Project 
in Section 2.11-6(b).  
 
The implementation of mitigation measures HAZ-1 to HAZ-5, as provided in Section 2.11 and applicable 
to the proposed Project, would still be required to minimize the risk of hazard to the public or environment. 
Implementation of HAZ-1 would ensure the proper disposal of existing drums and buckets containing 
waste oil, and the proper disposal of soils impacted by spilled oil. As provided in HAZ-2, testing for arsenic 
levels and potential treatment of the on-site groundwater should be undertaken prior to the consumption 
of this water by animals or humans, if planned. HAZ-3 and HAZ-4 require the testing of the on-site 
irrigation pipes, as well as the shop building and container within, for asbestos prior to the disturbance or 
removal of these structures from the property. Finally, HAZ-5 recommends that monitoring for evidence 
of unanticipated material spills or sources be conducted during excavation associated with Project 
construction.  
 
Overall, while multiple sources of potentially hazardous materials may occur on the subject site, the 
mitigation measures provided for the proposed Project in Section 2.11 would ensure the proper handling 
and disposal of these hazardous materials during removal from the property. In this regard, impacts 
associated with Alternative A would be comparable to those associated with the proposed Project. While 
impacts could be greater under Alternative A, implementation of Section 2.11 measures will ensure that 
Alternative A will not create a significant hazard to the public or the environment through reasonably 
foreseeable upset and accident conditions involving the release of hazardous materials into the 
environment, and that impacts would be less than significant.  
 
Alternative B – Low-Density Residential Alternative 
As with the proposed Project, Alternative B would involve the disturbance of the entire property and the 
demolition and removal the shop building, shelters, and other existing agricultural structures. The 
conditions and need for remediation described in the Phase 1 ESA would therefore still apply, as well as 
the potential hazards identified therein and discussed in Section 2.11-6(b).  
 
As stated above, multiple sources of potentially hazardous materials are present on the subject site, 
however, the associated hazards are primarily a low risk of toxic materials exposure and upset. The 
development of Alternative B would still be subject to HAZ-1 to HAZ-5 to ensure the proper handling and 
disposal of these hazardous materials when removing from the property. Overall, Alternative B would be 
expe3cted to have fewer potential impacts compared to the proposed project. With the implementation 
of Section 2.11 mitigation measures the potential impacts associated with Alternative B regarding upset 
or accident conditions involving the release of hazardous materials would be less than significant.  
 
Alternative C – No Project Alternative 
Alternative C proposes no changes to the current on-site conditions. The hazardous materials identified 
in the Phase 1 ESA as currently occurring on the property would remain but are not a serious threat to 
public health or safety. Any structures potentially containing asbestos, as well as potential elevated 
concentrations of arsenic in the groundwater would also remain. As previously mentioned, the hazards 
associated with these materials are primarily related to toxicity resulting from exposure or consumption; 
upset conditions are not expected to occur. If no development were to occur on the subject site, as 
proposed by Alternative C, then significantly fewer people would be introduced to the site, there would 
be no demolition, and as a result, the risk of exposure to these materials would be low. Overall, there is 
little risk of upset or accident conditions involving the release of hazardous materials as a result of 
Alternative C, and impacts would be less than significant.  
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c) Impair implementation of or physically interfere with an adopted emergency response 
plan or an emergency evacuation plan? 

 
Alternative A – Increased Intensity Mixed-Use Alternative 
As with the proposed Project, construction of the Alternative A scenario could involve short-term impacts 
to the bounding arterial roadways, which could result in temporary lane closures. However, standard 
construction traffic management practices would be implemented to ensure that Alternative A 
development would not physically interfere with emergency response or evacuation plans.  
 
Alternative A would be required to improve the half-widths of the existing two-lane paved roads along the 
site’s northern, eastern, and western frontages, as with the proposed Project. With these improvements, 
Harrison Street, Avenue 62 and Tyler Street would be of arterial scale, and would have adequate capacity 
to be used as evacuation routes if needed.  
 
Once operational, the higher land use intensity proposed by Alternative A could result in more traffic on 
public roadways in the vicinity as well as on internal roads. However, proposed entries/access drives and 
internal circulation would be reviewed by the County Fire Department, and Knox Boxes would be provided 
to ensure adequate emergency access. The transportation impact analysis (Section 2.18 and 3.18) 
provides measures to ensure that any significant impacts to traffic would be mitigated. This will ensure 
that the development proposed under Alternative A would not physically interfere with emergency 
evacuation.  
 
Overall, as with the proposed Project, impacts associated with Alternative A would be comparable to the 
proposed Project and would not interfere with any emergency response or evacuation plans or programs. 
Site plan review from the County Fire Department would ensure that impacts would be less than 
significant.   
 
Alternative B – Low-Density Residential Alternative 
Alternative B would have generally the same impacts related to emergency response and evacuation 
plans as the proposed Project, and as described for Alternative A above. Construction of the development 
could result in temporary lane closures, but standard construction traffic management practices would 
prevent any physical interference with emergency response or evacuation plans. Alternative B would be 
required to improve the half-widths of Harrison Street, Avenue 62, and Tyler Street, facilitating their use 
as evacuation routes if needed.  
 
During operations, the lower intensity of development proposed by Alternative B could result in less traffic 
on-site and on public roadways in its vicinity. Nonetheless, plans for the development would be reviewed 
by the County Fire Department and Knox Boxes would be provided to ensure sufficient emergency 
access. Alternative B would also be subject to the measures provided in Section 2.18 and 3.18 of this 
EIR to mitigate any potentially significant traffic impacts on public roadways. This would ensure that the 
development would not physically interfere with emergency evacuation.  
 
Overall, Alternative B impacts would be comparable to the proposed Project and would not interfere with 
any emergency response or evacuation plans or programs, and impacts would be less than significant.  
 
Alternative C – No Project Alternative 
Alternative C proposes no development and the continued use of the subject site for agriculture. It would 
result in no changes to the current conditions on-site and on surrounding roadways and would not impair 
or interfere with adopted emergency response or evacuation plans. As there would be no impacts, 
Alternative C is considered to have a reduced impact as compared with the proposed Project.  
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Airports 
a) Result in an inconsistency with an Airport Master Plan? 
b) Require review by the Airport Land Use Commission? 
c)  For a project located within an airport land use plan or, where such a plan has not been 

adopted, within two (2) miles of a public airport or public use airport, would the project 
result in a safety hazard for people residing or working in the project area? 

 
Alternative A – Increased Intensity Mixed-Use Alternative 
The subject site is located 1.25± miles southwest of the nearest runway of the County-owned and 
operated Jacqueline Cochran Regional Airport, within the Airport Influence Area. Development as 
proposed by Alternative A would be subject to the policies in the Airport Land Use Compatibility Plan 
(ALUCP) and review by the County Airport Land Use Commission (ALUC). The Riverside County ALUC 
considered the proposed Project at its July 13, 2023 meeting and determined that the Project is 
“consistent” with the Riverside County-Wide Land Use Compatibility Policies and the JCRA Land Use 
Compatibility Plan.  
 
The Alternative A project would be located outside of the 55 dBA CNEL contour for ultimate buildout of 
the airport. According to the noise compatibility criteria provided in Table 2B of the County ALUCP, all 
land use categories are considered at least “normally acceptable” in areas outside of the airport’s 55 dBA 
CNEL noise contour, and residential land uses are considered “clearly acceptable”. Alternative A would 
therefore comply with the ALUCP noise criteria.  
 
Except for a small portion of the southwest corner of the site, which is in Zone E, nearly the entire subject 
site is located within Land Use Compatibility Zone D for the airport. As described for the Project, all of 
the proposed uses and densities/intensities are consistent with the Basic Compatibility Criteria in Table 
2A of the Airport Land Use Compatibility Plan (ALUCP). Findings were made by the ALUC determining 
that the single-family estate homes proposed in Planning Area 2 (PA-2) are also consistent with the 
airport plan.  
 
According to the land use compatibility criteria provided in Table 2A of the County ALUCP, residential 
densities in Zone D should either be less than or equal to 0.2 dwelling units per acre, or greater than or 
equal to 5 dwelling units per acre. Under Alternative A, PA-2 would result in the development of up to 
388 units over 194.4 acres, at a density of approximately 2 dwelling units per acre.  
 
While this proposed density conflicts with the land use compatibility criteria for Zone D, the rationale and 
consistency findings made by the ALUC for the proposed Project could also apply to the Alternative A 
scenario. As previously stated, single-family residences are considered “clearly acceptable” outside of 
the 55 dBA CNEL contour. Therefore, Alternative A would not be expected to conflict with the ALUCP 
and is not expected to result in a safety hazard for the people residing or working with the area.  
 
Alternative A would result in the same maximum building height as the Project, and thus would not be 
expected to impact aircraft overflights. Likewise, development resulting from Alternative A would be 
subject to the Wildlife Hazard Management Plan (WHMP) prepared for the Project pursuant to 
consultation with ALUC staff. Overall, the proposed Project is superior to Alternative A. Nonetheless, with 
the implementation of mitigation measures AIR-1 to AIR-7, Alternative A would not result in a safety 
hazard, and impacts would be less than significant.  
 
Alternative B – Low-Density Residential Alternative 
The subject site is located 1.25± miles southwest of the nearest runway of the County-owned and 
operated Jacqueline Cochran Regional Airport, within the Airport Influence Area. Development as 
proposed by Alternative B would be subject to the policies in the Airport Land Use Compatibility Plan and 
to review by the ALUC.   
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As described above, the subject site is located outside of the airport’s 55 dBA CNEL noise contour, for 
which the ALUCP considers all proposed land uses at least “normally acceptable” on the site. Alternative 
B therefore would not conflict with the noise policies in the ALCUP.  
 
Most of the subject site is located in Land Use Compatibility Zone D for the airport. All of the land uses 
and densities proposed under Alternative B are consistent with the land use compatibility requirements 
for Zone D. The proposed density for Planning Area 2 (PA-2) as proposed by the Project and Alternative 
A falls outside of the two permitted residential density ranges for Zone D of less than or equal to 0.2 
dwelling units per acre, or greater than or equal to 5 dwelling units per acre. However, the lower density 
proposed under Alternative B would result in a density of 0.2 dwelling units per acre in PA-2 (39 units 
over 194.4 acres), which is within the low-density range permitted under Zone D.  
 
Conversely, the lower density proposed under Alternative B would result in a density of 2 dwelling units 
per acre in PA-3 (139 units over 69.5 acres). This residential density falls outside of the low- and high-
density ranges permitted under Zone D, and would therefore conflicts with the land use compatibility 
criteria provided in the ALUCP. As previously stated, while the provided rationale for this criterion is noise 
compatibility, residential land uses are considered “clearly acceptable” outside of the 55 dBA CNEL 
contour. Therefore, despite incompatibility with the provided density range for Zone D, Alternative B 
would not be expected to result in a safety hazard for the people residing or working with the area.  
 
Alternative B would result in the same maximum building height as the Project, and thus would not be 
expected to impact aircraft overflights. Likewise, development resulting from Alternative B would be 
subject to the Wildlife Hazard Management Plan (WHMP) prepared for the proposed Project pursuant to 
consultation with ALUC staff. Overall, Alternative B is inferior to the proposed Project. Nonetheless, with 
the implementation of mitigation measures AIR-1 to AIR-7, Alternative B would not result in a safety 
hazard, and impacts would be less than significant.  
 
Alternative C – No Project Alternative 
The land use compatibility criteria provided in the ALUCP are intended for assessing the uses proposed 
in land use plans, ordinances, or development proposals.1 Given that Alternative C proposes no 
development or land use changes, it would not require review by the Airport Land Use Commission, nor 
would it result in an inconsistency with the ALUCP for the Jacqueline Cochran Regional Airport or result 
in a safety hazard for people residing or working within the area. There would be no impact, and 
Alternative C would be considered to have a reduced impact as compared with the proposed Project. 
 

3.11.4 Mitigation Measures 
 
Alternative C would have no impacts and thus would not be subject to any mitigation measures. 
Alternative A and Alternative B would be subject to HAZ-1 to HAZ-5, as well as AIR-1 to AIR-7, provided 
in Section 2.11.7 of this EIR.  
 

3.11.5 Environmental Superior Alternative 
 
Alternative C would generally have no impacts related to hazards and hazardous materials, however, it 
would also would not require the cleanup of the existing hazardous materials on the property. This 
alternative would not achieve any of the Project objectives.  
 
Given that both Alternatives A and B propose similar development of the subject site as the proposed 
Project, development under both scenarios would achieve some of the Project objectives. While PA-2 of 
Alternative A conflicts with the land use compatibility provisions of the ALUCP, it could nonetheless be 

 
1  Riverside County Airport Land Use Compatibility Plan Policy Document (Adopted October 2004), p.2-13.  
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found consistent with the APLUP by the ALUC as was the proposed Project. The lower density proposed 
for PA-2 under Alternative B would result in consistency with the ALCUP. However, the lower density in 
PA-3 under Alternative B would result in a conflict with the ALCUP. Therefore, the proposed Project can 
be considered superior to Alternatives A or B. With implementation of the appropriate mitigation 
measures, development under both alternative “build” scenarios would have less than significant impacts 
associated with hazardous materials and airport hazards.  
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3.12 Hydrology and Water Quality 
 

3.12.1 Introduction 
 

This section of the EIR analyzes the potential impacts associated with the alternatives to the Proposed 
Project based on the local hydrological setting and affecting runoff and water quality. The planning area 
is located within the Whitewater River Watershed and local runoff discharges into the Coachella Valley 
Stormwater Channel (CVSC) drainage, which ultimately drains southeast to the Salton Sea. The analysis 
in this section is based, in part, on the review of existing resources, applicable laws and regulations, and 
the Preliminary Drainage Report1 (Appendix H) prepared for the proposed Project. A detailed discussion 
of the relevant regulatory environment can be found in Section 2.12.3. 
 

3.12.2 Existing Conditions 
 

The subject property is located in an area with extensive cultivation supported by a network of irrigation 
lines, tile drains and agricultural drains, including drains along Harrison Street to the immediate west, and 
the future Ave 64 along the Project’s south boundary. The site occurs at 140± feet below mean sea level 
(-140’). The average annual rainfall in the area is 3± inches and the estimated 100-year 6-hour storm 
rainfall in the area ranges between 2.65 and 2.79 inches. 
 

The property is subject to local flooding primarily from the Santa Rosa Mountains to the west and 
southwest. The site is also located west of the CVSC and one mile west of the 100-Year flood plain 
associated with this major drainage feature. The south half of the subject property is designated Zone X 
on the FEMA Flood Insurance Rate Maps with reference to a 2018 FEMA Letter of Map Revision”. The 
Zone X designation indicates inundation threat of less than 1-foot in depth and partially associated with 
a reduced flood risk due to levee protection. For a more detailed discussion of the relevant environmental 
setting and existing conditions, please see Sections 2.12.4 and 2.12.5. 
 

3.12.3 Alternatives Impact Analysis 
 

Water Quality Impacts 
a) Violate any water quality standards or waste discharge requirements or otherwise 

substantially degrade surface or ground water quality? 
 

Alternative A - Increased Intensity Mixed -Use Alternative 
Alternative B - Low Density Residential Development 
Alternative D - No Retail Commercial Center or Resort Uses 
The hydrologic impacts and potential water quality impacts associated with Alternatives A, B and D are 
essentially the same as those associated with the proposed Project. While the type and distribution of 
land uses in all three alternatives is similar to the proposed Project, the intensity of development and the 
creation of impervious surfaces will differ to some degree and would be lowest under Alternative D of the 
“build” alternatives. In all cases, most of the construction activities will be occurring within the Project 
boundaries and within rights of way of adjoining public streets. 
 

Construction will involve heavy equipment and associated potentially hazardous materials, such as fuels 
(gasoline and diesel), oils and lubricants, and cleaners (e.g., solvents, corrosives, soaps, detergents), 
which are commonly used in construction projects. During construction, accidental spills could occur and 
potentially cause a discharge of hazardous materials to surface or groundwater and violating water quality 
standards. Preparation of staging areas and construction site prior to construction will be required of all 
“build” alternatives. Soil erosion could also be associated with Alternatives A, B and D, as soils in the 
project area are relatively easily erodible.  

 
1  Preliminary Hydrology Report For Property Located in Section 5, T.7S., R.8E, prepared by MSA Consulting, 

February 15, 2023. 
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Temporary or portable sanitary facilities will be provided for construction workers. The use and 
maintenance of these facilities, however, is regulated, and any contractor engaged to provide the service 
will be subject to and must implement these regulations.  
 
Construction BMPs described in Section 2.12.6 and required by Mitigation Measures HYD-3, 4 and 5 set 
forth in Section 2.12.7, will effectively reduce or avoid the discharge of any pollutants of concern that 
might enter nearby receiving waters. With the application of mitigation, Alternatives A, B and D will not 
exceed wastewater discharge requirements, and impacts to water quality will be less than significant. 
 
As with the proposed Project, onsite stormwater runoff associated with Alternatives A, B and D would be 
comparable, with Alternative D offering more opportunity for construction of less impermeable surfaces 
and more open space that facilitates infiltration. Onsite retention basins and the depth of the soil column, 
and in some locations basin vegetation will serve to bioremediate runoff before and during retention and 
infiltration. All three alternatives would connect to the CVWD off-site collection and treatment system. 
Therefore, neither Alternative A, B nor C would be expected to violate any water quality standards or 
waste discharge requirements and would not substantially degrade surface or ground water quality. 
Impacts associated with all of the “build” alternatives will be less than significant and comparable to the 
proposed Project. 
 
Alternative C – No Project Alternative 
The No Project alternative would leave the subject property in its current state as active farmland. No 
new structures or other impermeable surfaces would be constructed and stormwater runoff, if any, would 
flow into the existing CVWD agricultural drain located south of the south property lines. Alternative C 
would not violate any water quality standards or waste discharge requirements and would not 
substantially degrade surface or ground water quality. Impacts will be less than significant and considered 
reduced as compared to the proposed Project. 

 
b) Substantially decrease groundwater supplies or interfere substantially with groundwater 

recharge such that the project may impede sustainable groundwater management of the 
basin? 

 
Alternative A - Increased Intensity Mixed -Use Alternative 
Alternative B - Low Density Residential Development 
Alternative D - No Retail Commercial Center or Resort Uses 
Crops are currently irrigated on-site using imported Colorado River water. An average of 2,000-acre feet 
per year has been used or available to the subject property for crop irrigation.2 The Project site is located 
in the Coachella Valley Groundwater Basin/Indio Subbasin. A water supply assessment (WSA) was 
prepared for the proposed Project and approved by the CVWD in July 2023, which concluded that there 
are adequate water supplies to serve the Project and all other existing and planned future users over the 
next 20 -years under normal, single-dry year, and multi-dry year scenarios.  
 
Based on the same methodology used in the preparation of the WSA, Alternative A is projected to 
generate a demand of up to 1,841.2-acre feet per year. This represents a 5% increase from the 1,753.98 
AFY water demand projected for the proposed Project. The less intense Alternative B would generate a 
demand for 1,704.79 acre-feet per year. This represents a 2.8% decrease from the 1,753.98 AFY water 
demand projected for the proposed Project. Alternative D (no retail commercial center or resort) would 
generate a demand for 1,738.75 acre-feet per year. This represents a 0.9% decrease from the 1,753.98 
AFY water demand projected for the proposed Project. 
 

 
2  Personal communication, John Powell, Peter Rabbit Farms, leasee and grower on the subject property. April 

6, 2023. 
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Groundwater management in the basin includes conversion of farmland from groundwater to canal water 
and the use of Colorado River water to recharge the valley’s groundwater basins and water reclamation. 
Facilities in the vicinity include the Thomas E. Levy Groundwater Replenishment Facility located at the 
westerly extension of Avenue 62 and up slope of the US Bureau of Reclamation Dike 4 flood control 
levee.  
 
Alternatives A, B and D will not have an adverse effect on or impede the function of this or other 
groundwater management programs in the basin. Therefore, impacts would be less than significant for 
Alternatives A, B and D; however, Alternative A would be considered to have a greater impact than the 
proposed Project due to its overall increase in water use, and Alternatives B and D would be considered 
to have a reduced impact compared with the proposed Project due to their reduced water use. 
 
Alternative C – No Project Alternative 
The No Project alternative would leave the subject property in its current state as active farmland and its 
ongoing use of Colorado River water for cultivation. There would be no effect on local groundwater 
recharge or associated facilities. Alternative C will not have an adverse effect on or impede the function 
of nearby or other groundwater management programs in the basin. However, the continued farming 
activities under Alternative C have the potential to use more water than the proposed Project, and 
therefore, impacts would be considered greater than the proposed Project even though impacts would 
be less than significant. 
 

c) Substantially alter the existing drainage pattern of the site or area, including through the 
alteration of the course of a stream or river or through the addition of impervious surfaces? 

d) Result in substantial erosion or siltation on-site or off-site? 
e) Substantially increase the rate or amount of surface runoff in a manner which would result 

in flooding on-site or off-site? 
f) Create or contribute runoff water which would exceed the capacity of existing or planned 

stormwater drainage systems or provide substantial additional sources of polluted runoff? 
g) Impede or redirect flood flows? 

 
Alternative A - Increased Intensity Mixed -Use Alternative 
Alternative B - Low Density Residential Development 
Alternative D - No Retail Commercial Center or Resort Uses 
The subject property is generally flat to gently sloping, draining to the southeast. The site does not receive 
any tributary flows, which are intercepted by local streets and local agricultural drains. As with the 
proposed Project, under Alternatives A, B and D the existing drainage pattern on site will not be altered. 
Minor modifications to proposed on-site stormwater retention basins will preclude any alteration to the 
local drainage pattern beyond the Project boundary. For Alternatives A, B and D, detailed grading and 
drainage plan and associated hydrology analysis will be reviewed by the County and CVWD. Impacts to 
the existing drainage pattern from implementation of Alternatives A, B or D will be less than significant.  
 
Currently, the subject property is fully disturbed, in active cultivation and subject to both wind and water 
erosion. Section 2.5 of this DEIR discusses the potential for wind erosion during construction and sets 
forth a variety of mitigation measures and best management practices (BMPs), which would be applied 
to Alternatives A, B or D, to ensure that wind erosion impacts are less than significant.  
 
Site grading and development under Alternatives A, B or D would be conducted in a controlled manner, 
implementing a variety of construction BMPs and mitigation measures (HYD-2, HYD-3 and HYD-4) that 
will effectively reduce or avoid the discharge of turbid water or siltation of any water body. Potential sand 
and silt discharges that might enter nearby receiving waters would be avoided and minimized using a 
variety of standard practices. For Alternatives A, B or D, the application of mitigation measures will ensure 
that impacts will be less than significant. 
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As with the proposed Project, under Alternatives A, B or D the project design would retain on site all 
incremental runoff from the 100-year storm across multiple basins and drainage areas. The difference in 
stormwater runoff between the undeveloped and developed state would be retained on site. For 
Alternatives A, B and D all on-site runoff will be managed on site and will not substantially increase the 
rate or amount of runoff in a manner that could cause flooding on site or off. 
 

Furthermore, none of the “build” alternative would rely on off-site stormwater facilities, would not create 
or contribute runoff to such facilities that would exceed the capacity of existing or planned stormwater 
drainage systems, and would provide no additional sources of polluted runoff, on-site runoff being 
maintained and managed on site under Alternatives A, B and D. 
 
With appropriate on-site stormwater capture, conveyance and retention, Alternatives A, B and D would 
not substantially increase the rate or amount of surface runoff in a manner which would result in flooding 
on-site or off-site. The difference in stormwater runoff between the undeveloped and developed state will 
be retained on site under all “build” alternatives. 
  
As noted, the planning area includes large areas of active cultivation and CVWD maintains numerous 
agricultural drains that intercept high groundwater and other runoff from these lands and convey them to 
the Coachella Valley Stormwater Channel to the east. Therefore, and as with the proposed Project, 
Alternatives A, B and D sheet flows would prevail and concentrations of flows would be along paved 
roadways. None of the “build” alternatives would substantially interrupt, impede or redirect local or 
regional flows and impacts will be less then significant. 
 
Based on the foregoing, Alternatives A, B and D will have the same less-than-significant impacts as the 
proposed Project.  
 

Alternative C – No Project Alternative 
The No Project alternative would leave the subject property in its current state as active farmland and 
there would be no alteration of the existing drainage pattern on the subject site or vicinity. Alternative C 
would introduce no new sources of erosion or siltation, nor would it increase the amount of surface runoff. 
As with the proposed Project, which retains onsite local runoff and preserves water quality, Alternative C 
would not affect the capacity of any drainage facilities or create a new sources of polluted runoff. 
Alternative C would not alter existing drainage patterns and would not impede or redirect any flood flows. 
 
 

h) In flood hazard, tsunami, or seiche zones, risk the release of pollutants due to project 
inundation? 

 
Alternative A - Increased Intensity Mixed -Use Alternative 
Alternative B - Low Density Residential Development 
Alternative D - No Retail Commercial Center or Resort Uses 
The subject property is potentially subject to local 100-Year flooding primarily from the Santa Rosa 
Mountains to the west. The site is also located west of the Coachella Valley Stormwater Channel (CVSC) 
and one mile west of the 100-Year flood plain associated with this major drainage feature. The south half 
of the subject property is designated Zone X on the FEMA Flood Insurance Rate Maps with reference to 
a 2018 FEMA Letter of Map Revision” (see Exhibit 2.12-1). The Zone X designation indicates an 
inundation threat of less than 1-foot in depth and partially associated with a reduced flood risk due to 
levee protection. A CVWD open stormwater channel is planned along the intervening Ave 64 right of way 
that, once constructed, will offer at least some protection against this flooding (inundation) threat.  
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It should be noted that the mapped inundation threat appears to be associated with the assumed failure 
of the Dike 4 protective levee to the west, although the significance of that threat appears limited. The 
subject property is not located downstream of any large water storage facility and is not subject to tsunami 
or seiches. Alternatives A, B and D would include a 231± acre equestrian center (PA-1) a portion of which 
would be located within the identified 1-foot inundation area as shown on the current FEMA maps. The 
subject site is not located in an area with a significant flood hazard or where tsunamis of seiches may 
occur and, therefore, like the proposed Project, none of the “build” alternatives would create a significant 
risk of release of pollutants due to inundation. 
 
Alternative C – No Project Alternative 
The No Project alternative would leave the subject property in its current state as active farmland and 
there would be no alteration of the existing drainage pattern on the subject site or vicinity. The subject 
site is not located in an area with a significant flood hazard or where tsunamis of seiches may occur and, 
therefore, neither Alternative C nor the proposed Project would create a significant risk of release of 
pollutants due to inundation. 
 
 

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

 

As with the proposed Project, Alternatives A, B and D would be required to comply with all applicable 
stormwater management plans and water quality plans of CVWD and the Regional Water Quality Control 
Board. The Project site is located 4 miles east and down-gradient of major CVWD groundwater recharge 
facilities and will have no effect on them or their function. As with the proposed Project, Alternatives A, B 
and D are also projected to use less water than does current agriculture on the site. Storm runoff will be 
retained on site and in an approved manner. Therefore, Alternatives A, B nor D are not expected to 
conflict with or obstruct implementation of a water quality control plan or sustainable groundwater 
management plan. 
 

3.12.4 Mitigation Measures 
 
The design process for Alternatives A, B and D would be comparable to that conducted for the proposed 
Project, taking into consideration the relationship to and potential impacts of each on area hydrology, 
water supplies and water quality. Design mitigation set forth in Section 2.12.7 includes a series of on-site 
retention facilities that will ensure properly treated and infiltrated storm runoff in a manner that shall be 
approved by CVWD and the RWQCB. Design mitigation and mitigation measures set forth in Section 
2.12.7 would ensure that project impacts associated with Alternatives A, B or D would be below levels of 
significance. 
 

3.12.5 Environmental Superior Alternative 
 
The No Project Alternative C would not involve any increase in construction of impermeable surfaces and 
no net increase is stormwater runoff. Existing agricultural drains serve this and other farming sites and 
there will be no changes in hydrologic conditions on site or in the vicinity. However, Alternative C uses 
the most water of the four scenarios. Alternatives A, B and D would also avoid any net increases in 
stormwater runoff, which is also the case for the proposed Project. All four “build” scenarios would result 
in similar impacts and mitigation, and impacts would be less than significant. Due to the higher total water 
use for Alternative C, and the lower total water use for Alternative B, Alternative B is considered the 
environmentally superior alternative with respect to hydrology. 
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3.13 Land Use / Planning 
 

3.13.1 Introduction 
 
This section of the EIR evaluates the potential impacts of the three Project alternatives on land use 
compatibility. It is assumed that the same Project objectives, standards, and guidelines set forth in the 
proposed Project are applicable to the alternatives. Potential land use impacts from implementation of 
the alternatives are described in general terms. It should be noted that design elements of the proposed 
Specific Plan that avoid or minimize impacts are also applicable to the alternatives. Furthermore, note 
that Threshold of Significance a) (whether the alternative would physically divide an established 
community) is not applicable to the proposed Project or project alternatives and is not further analyzed. 
 

3.13.2 Existing Conditions 
 
The subject site is currently designated “Agriculture” in the Foundation Element and the Eastern 
Coachella Valley Area Plan (ECVAP) of the County General Plan. The western half of the western 
quadrants of the subject site adjacent to Harrison Street are zoned as Controlled Development Area (W-
2) and the remaining Project area is zoned as Heavy Agriculture. 
 
The nearest runway of the Jacqueline Cochran Regional Airport (JCRA) lies approximately 6,400 feet 
northeast of the subject site. The Project site is within the JCRA Influence Area. Lands within the Airport 
Influence Areas are subject to the County’s Airport Land Use Compatibility Plan. It should be noted that 
on July 13, 2023, the Riverside County ALUC held a public hearing on the proposed Project and 
determined that it is consistent with county-wide airport policy and the JCRA Land Use Compatibility 
Plan. 
 
The subject site is within the planning area of the Coachella Valley Multiple Species Habitat Conservation 
Plan (CVMSHCP), approximately three miles of two CVMSHCP Conservation Areas, the Santa Rosa 
and San Jacinto Mountains Conservation Area and the Coachella Valley Stormwater Channel and Delta 
Conservation Area. 
 
Please see Section 2.13 for a detailed description of the regulatory framework and existing land use 
conditions relevant to the planning area. 
 
 

3.13.3 Alternatives Impact Analysis 
 

b) Cause a significant environmental impact due to a conflict with any land use plan, policy, 
or regulation adopted for the purpose of avoiding or mitigating an environmental effect.  

 
Alternative A - Increased Intensity Mixed-Use Alternative 
Alternative A proposes the same mix of land uses as the Project, but with a higher residential density and 
a higher intensity of commercial uses.  
 
Riverside County General Plan 
Given the site’s current land use designation and zoning for agricultural uses, Alternative A, as with the 
proposed Project, would require a General Plan Amendment (GPA) and Change of Zone (CoZ) to comply 
and become consistent with the County General Plan and zoning code. For the same reasons as 
described for the proposed Project in Section 2.13.2, Alternative A would generally be compliant with 
applicable policies from the General Plan, including policies LU 5.1 and 5.2, which require that new 
development not exceed the capacity of public services and utilities, policies LU 7.4 and 7.5, which 
require protection against encroachment between urban and rural/equestrian land uses, and policies LU 
13.1 and 13.2 which promote land uses that reduce automobile dependance.  
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Eastern Coachella Valley Area Plan 
The Eastern Coachella Valley Area Plan (ECVAP) provides policies which aim to maintain the existing 
character of the region by focusing growth where it is already occurring and is economically beneficial to 
existing communities. As described for the proposed Project, while Alternative A would result in the 
development of the currently agricultural property, the site occurs in an area that has been undergoing 
urbanization for many years. However, the higher intensity of land use proposed under Alternative A 
would result in a greater shift from the existing rural character than would the proposed Project.  
 
Agricultural Lands  
Both the ECVAP and the General Plan include policies addressing the conservation of agricultural lands. 
As with the proposed Project, Alternative A would develop the entire 619.1±-acre property. As described 
for the proposed Project in Section 2.4, Agriculture and Forestry Resources, the LESA Model was used 
to analyze the potential impacts to agricultural resources resulting from the conversion of the subject site 
from agricultural to non-agricultural use. The LESA Model determined that the subject site is a high-
quality agricultural resource, and that its conversion to non-agricultural use would constitute a significant 
impact. Accordingly, the development proposed under Alternative A would also conflict with General Plan 
policies that encourage the conservation of productive agricultural lands.  
 
Riverside County Airport Land Use Compatibility Plan 
The ECVAP requires development in the JCRA Influence Area to comply with the applicable Airport Land 
Use Compatibility Plans. Alternative A proposes the development outside of the 55 dBA CNEL contour 
for ultimate buildout of the airport. According to the noise compatibility criteria provided in Table 2B of the 
County ALUCP, all land use categories are considered at least “normally acceptable” in areas outside of 
the airport’s 55 dBA CNEL noise contour, and residential land uses are considered “clearly acceptable”. 
Alternative A would therefore comply with the ALUCP noise criteria.  
 
All but a small portion of the subject property is located within Land Use Compatibility Zone D for the 
airport. As described for the proposed Project, all of the proposed uses and densities/intensities under 
Alternative A are consistent with the Basic Compatibility Criteria in Table 2A of the Airport Land Use 
Compatibility Plan (ALUCP), except for single-family estate homes proposed in Planning Area 2 (PA-2). 
According to the land use compatibility criteria provided in Table 2A of the County ALUCP, residential 
densities in Zone D should either be less than or equal to 0.2 dwelling units per acre, or greater than or 
equal to 5 dwelling units per acre. Under Alternative A, PA-2 proposes the development of 388 units over 
194.4 acres, at a density of approximately 2 dwelling units per acre. While this proposed density conflicts 
with the land use compatibility criteria for Zone D, the provided rationale for this criterion is noise 
compatibility. As previously stated, single-family residences are considered “clearly acceptable” outside 
of the 55 dBA CNEL contour. Therefore, while Alternative A would conflict with the ALUCP, it is not 
expected to create significant hazards to flight or other safety or environmental hazards as a result of this 
conflict. Given Alternative A’s comparability to the proposed Project, it is again appropriate to note that 
on July 13, 2023, the Riverside County ALUC held a public hearing on the proposed Project and 
determined that it is consistent with county-wide airport policy and the JCRA Land Use Compatibility 
Plan. 
 
CVMSHCP 
The subject site is located within the Coachella Multiple Species Habitat Conservation Plan (CVMSHCP) 
planning area, but is not located within a designated Conservation Area. Development of Alternative A 
would not be expected to have any impacts on the CVMSHCP or its Conservation Areas. As described 
in Section 2.6 of this EIR, Biological Resources, development of the subject site is not anticipated to 
impact any CVMSHCP covered species. Overall, Alternative A is not expected to conflict with the 
CVMSHCP, or with related policies in the Multipurpose Open Space Element in the ECVAP.  



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Section 3 Project Alternatives 
 

 
Riverside County 3.13-3             Thermal Ranch Specific Plan EIR 

Summary 
Overall, Alternative A would have the same impacts related to land use plans as the proposed Project.  
The proposed Project and Alternative A would amend the County General Plan Foundation Element and 
Land Use Element based upon and to be implemented by the proposed Thermal Ranch Specific Plan 
and associated applications. The GPA and associated Change of Zone will align the Thermal Ranch 
Project with the Riverside County General Plan and the Eastern Coachella Valley Area Plan goals. No 
significant environmental impacts are expected to occur as a result of the proposed changes in land use, 
with the exception of impacts associated with the conversion of agricultural lands.  
 
Under Alternative A, the residential density proposed for Planning Area 2 would also conflict with the land 
use compatibility requirements provided in the ALUCP. However, as discussed above, the ALUC has 
found the comparable proposed Project to be consistent with the County-wide and JCRA land use 
compatibility policies.  
 
Overall, therefore, Alternative A impacts associated with this policy conflict area expected to be less than 
significant and comparable to the proposed Project.  
 
Alternative B - Low Density Residential Alternative 
Alternative B proposes the same mix of land uses as the Project, but with fewer residential units and less 
commercial square footage.   
 
Riverside County General Plan 
As described for Alternative A, above, given that the subject site is zoned and designated for agricultural 
uses, Alternative B would require a General Plan Amendment and Change of Zone in order to comply 
with the County’s land use plans. Alternative B would generally comply with policies in the General Plan 
addressing infrastructure and public facilities, land use compatibility, and circulation. However, as 
addressed in greater detail below, it would potentially conflict with airport and agricultural policies in the 
General Plan.  
 
Eastern Coachella Valley Area Plan 
The Eastern Coachella Valley Area Plan (ECVAP) aims to maintain the character of the region while 
concentrating growth where it already exists and where it would be economically beneficial to the existing 
community. As with the proposed Project, Alternative B would bring housing, jobs, and retail amenities 
to an area that has been gradually urbanizing for years. However, the lower intensity of land uses 
proposed under Alternative B would be more in keeping with the rural character of the area.  
 
Agricultural Lands  
The County General Plan and ECVAP include policies encouraging the retention and preservation of 
prime agricultural lands (e.g. GP Policy LU-20.4, ECVAP 5.1). Despite the proposed lower intensity of 
development, Alternative B would result in the development of the entire 619±-acre site. As described for 
the Project in Section 2.13.6, analysis using the Department of Conservation LESA Model determined 
that the subject site is a high-quality agricultural resource, and that its conversion to non-agricultural uses 
would constitute a significant impact. Consequently, development of the subject site as proposed under 
Alternative B would conflict with policies promoting the conservation of farmlands in the General Plan 
and ECVAP, and the resulting environmental impacts would be potentially significant.   
 
Riverside County Airport Land Use Compatibility Plan 
As previously stated, the subject site is within the Airport Influence Area for the Jacqueline Cochran 
Regional Airport. The General Plan and ECVAP require development in the JCRA Influence Area to 
comply with the policies provided in the ALUCP, including those pertaining to noise and land use 
compatibility.  
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As described above, the subject site is located outside of the airport’s 55 dBA CNEL noise contour, for 
which the ALUCP considers all proposed land uses at least “normally acceptable” on the site. Alternative 
B therefore would not conflict with the noise policies in the ALCUP.  
 
Most of the subject site is located in Land Use Compatibility Zone D for the airport. All of the land uses 
and densities proposed under Alternative B, with the exception of Planning Area 3 (PA-3), are consistent 
with the land use compatibility requirements for Zone D, as provided in Table 2.11-1 of the Hazards and 
Hazardous Materials section of this EIR. The proposed Project was found to comply with land use 
computability criteria, except for Planning Area 2 (PA-2), for which the proposed density lies outside of 
the two permitted residential density ranges for Zone D (less than or equal to 0.2 dwelling units per acre, 
or greater than or equal to 5 dwelling units per acre). However, the lower density proposed under 
Alternative B would result in a density of 0.2 dwelling units per acre in PA-2 (388 units over 194.4 acres), 
which is within the low-density range permitted under Zone D. Conversely, the lower density proposed 
under Alternative B would result in a density of 2 dwelling units per acre in PA-3 (139 units over 69.5 
acres). This residential density falls outside of the low- and high-density ranges permitted under Zone D 
and would therefore conflict with the land use compatibility criteria provided in the ALUCP. While the 
provided rationale for the density range is noise compatibility, residential land uses are considered 
“clearly acceptable” outside of the 55 dBA CNEL contour. Therefore, while Alternative B would conflict 
with some of land use compatibility criteria provided in the ALUCP, significant environmental impacts are 
not expected to occur as a result.  
 
CVMSHCP 
The subject site is located within the CVMSHCP. As previously stated, this site is located outside of any 
CVMSHCP Conservation Area, and development of the site is not anticipated to have any impacts on 
nearby Conservation Areas. As discussed in Section 2.6 of this EIR, the biological resources assessment 
report prepared for the Project determined that the proposed development is not expected to impact any 
CVMSHCP covered species. Given that Alternative B proposed the development of the same site and 
acreage as the Project, it can be determined that impacts to CVMSCHP species would not occur as a 
result of the development. Like the Project, Alternative B would also be required to pay to land 
development/mitigation fees required from new development in the CVMSHCP plan area. Alternative B 
would not conflict with the CVMSHCP or with the related policies in the ECVAP.  
 
Summary 
Overall, as with the proposed Project, Alternative B would have less than significant impacts as a result 
of conflicts with the General Plan and ECVAP land use policies, and would not conflict with the 
CVMSHCP. Alternative B would comply with the policies provided in the ALUCP, but conflicts with the 
residential density limitations. The development proposed under Alternative B would also conflict with 
policies in the General Plan and ECVAP promoting the conservation of agricultural lands and could have 
potentially significant impacts as a result. For these reasons, Alternative B is considered to have 
comparable impacts to the proposed Project with respect to these land use compatibility issues. 
 
Alternative C - No Project Alternative 
Alternative C proposes no development, instead maintaining the existing agricultural operation. There 
would be no new land use impacts or conflicts associated with Alternative C, and accordingly, this 
Alternative would have reduced impacts as compared to the proposed Project and Alternatives A and B. 
 
Alternative D - No Retail Commercial Center or Resort Uses  
Alternative D proposes the same mix of land uses as the Project, but with fewer residential units and the 
elimination of retail commercial, hotel and resort condominium uses that are a part of the proposed 
Project.   
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Riverside County General Plan 
As described for Alternative B, above, given that the subject site is zoned and designated for agricultural 
uses, Alternative D would require a General Plan Amendment and Change of Zone in order to comply 
with the County’s land use plans. Alternative D would generally comply with policies in the General Plan 
addressing infrastructure and public facilities, land use compatibility, and circulation.  
 
Eastern Coachella Valley Area Plan 
The Eastern Coachella Valley Area Plan (ECVAP) aims to maintain the character of the region while 
concentrating growth where it already exists and where it would be economically beneficial to the existing 
community. As with the proposed Project, Alternative D would bring housing, jobs, and some equestrian-
related retail amenities to an area that has been gradually urbanizing for several years. However, 
replacing the greatly reduced commercial/hotel/resort housing with low density estate residential uses 
under Alternative D would be more in keeping with the rural character of the area.  
 
Agricultural Lands  
The County General Plan and ECVAP include policies encouraging the retention and preservation of 
prime agricultural lands (e.g. GP Policy LU-20.4, ECVAP 5.1). Despite the proposed lower intensity of 
development, Alternative D would result in the development of the entire 619±-acre site. As described for 
the Project in Section 2.13.6, analysis using the Department of Conservation LESA Model determined 
that the subject site is a high-quality agricultural resource, and that its conversion to non-agricultural uses 
would constitute a significant impact. Consequently, development of the subject site as proposed under 
Alternative D would conflict with policies promoting the conservation of farmlands in the General Plan 
and ECVAP, and the resulting environmental impacts would be potentially significant.   
 
Riverside County Airport Land Use Compatibility Plan 
As previously stated, the subject site is within the Airport Influence Area for the Jacqueline Cochran 
Regional Airport. The General Plan and ECVAP require development in the JCRA Influence Area to 
comply with the policies provided in the ALUCP, including those pertaining to noise and land use 
compatibility. As described above, the subject site is located outside of the airport’s 55 dBA CNEL noise 
contour, for which the ALUCP considers all proposed land uses at least “normally acceptable” on the site. 
Alternative D therefore would not conflict with the noise policies in the ALCUP.  
 
Most of the subject site is located in Land Use Compatibility Zone D for the airport, while a small portion 
in the southwest corner of the site is located in less restrictive Zone E. All of the land uses and densities 
proposed under Alternative D, with the exception of Planning Area 3 (PA-3), are consistent with the land 
use compatibility requirements for Zone D, as provided in Table 2.11-1 of the Hazards and Hazardous 
Materials section of this EIR. The proposed Project was found to comply with land use compatibility 
criteria, except for Planning Area 2 (PA-2), for which the proposed density lies outside of the two permitted 
residential density ranges for Zone D (less than or equal to 0.2 dwelling units per acre, or greater than or 
equal to 5 dwelling units per acre).  
 
However, the lower density proposed under Alternative D would result in a density of 0.6 dwelling units 
per acre in PA-2 (100 units over 194.4 acres), which is within the low-density range permitted under Zone 
D. Conversely, the lower density proposed under Alternative B would result in a density of 5.6 dwelling 
units per acre in PA-3 (390 units over 69.5 acres). This residential density also falls within of the low- and 
high-density ranges permitted under Zone D and would therefore not conflict with the land use 
compatibility criteria provided in the ALUCP. While the provided rationale for the density range is noise 
compatibility, residential land uses are considered “clearly acceptable” outside of the 55 dBA CNEL 
contour. Therefore, Alternative D would not conflict with some of land use compatibility criteria provided 
in the ALUCP, significant environmental impacts are not expected to occur as a result.  
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CVMSHCP 
The subject site is located within the CVMSHCP. As previously stated, this site is located outside of any 
CVMSHCP Conservation Area, and development of the site is not anticipated to have any impacts on 
nearby Conservation Areas. As discussed in Section 2.6 of this EIR, the biological resources assessment 
report prepared for the Project determined that the proposed Project is not expected to impact any 
CVMSHCP covered species. Given that Alternative D proposed the development of the same site and 
acreage as the Project, it can be determined that impacts to CVMSCHP species would not occur as a 
result of the development. Like the Project, Alternative D would also be required to pay the land 
development/mitigation fees required of new development in the CVMSHCP plan area. Alternative D 
would not conflict with the CVMSHCP or with the related policies in the ECVAP.  
 
Summary 
Overall, as with the proposed Project, Alternative D would have less than significant impacts as a result 
of conflicts with the General Plan and ECVAP land use policies, and would not conflict with the 
CVMSHCP. Alternative D would comply with the policies provided in the ALUCP. The development 
proposed under Alternative D, assuming approval of the GPA and Change of Zone associated with the 
proposed Project, would not conflict with policies in the General Plan or ECVAP promoting the 
conservation of agricultural lands and thereby would not have potentially significant impacts as a result. 
For these reasons, Alternative D is considered to have comparable impacts to the proposed Project with 
respect to these land use compatibility issues. 
 

3.13.4 Mitigation Measures 
 
Alternative A, B and D propose the buildout of a mixed-use development on the subject site, which is 
currently designated and in use for agriculture. This conflict with the General Plan and ECVAP would 
have potentially significant and unavoidable impacts on the environment, which cannot be reasonably or 
feasibly mitigated. However, with the concurrent approval of the GPA and Change of Zone applications 
made with the Thermal Ranch Specific Plan, the proposed Project and all of the “build” alternatives would 
be consistent with the County General Plan, ECVAP and County Zoning Ordinance. 
 
Alternative C would not conflict with applicable land use plans and would not require mitigation.  
 
 

3.13.5 Environmentally Superior Alternative 
 
Alternative C would have no impacts but would also not accomplish the Project objectives. Of the “built” 
alternative projects, Alternatives A and B, and to a lesser degree Alternative D would achieve some of 
the Project objectives However, without GPA and Change of Zone approval, all development scenarios 
would be consistent. Also, based on the ALUCP consistency determinations made by the County Airport 
Land Use Commission, the proposed Project and all of the “build” alternatives would be consistent with 
the Airport Land Use Compatibility Plan.  
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3.14 Mineral and Paleontological Resources 
 

3.14.1 Introduction 
 
This section of the EIR evaluates the compatibility of and potential impacts from implementation of the 
three Project alternatives. As with the proposed Project, the Alternatives’ land use compatibility has been 
assessed using existing planning documents and land use regulations. The valley is an important source 
of mineral resources that are largely associated with fluvial deposits and are limited to sand and gravel 
used for a variety of construction projects and products, including concrete and asphalt. These resources 
occur across the valley and are most developed in the Indio Hills, Mecca Hills and foothills of the Little 
San Bernardino Mountains. 
 
 

3.14.2 Existing Conditions 
 
The subject property is comprised of sandy and silty soils to a depth of at least 20 feet, according to 
subsurface investigations performed as a part of the Project geotechnical and soils analysis.1 The Project 
site is also located more than two miles from the point of contact of alluvial fans and foothills of the Santa 
Rosa Mountains to the west. As noted in Section 2.14, the subject property and surrounding lands are 
located south and outside of mineral resource mapping, the closest mapped area occurring one mile to 
the north and designated as MRZ-1 with known localities where sand and/or aggregate have previously 
been mined.  
 
Mapping for the subject and nearby lands appears to indicate that no significant mineral resources occur 
or are expected to occur in this area. The proposed Project area and much of the surrounding land is in 
active agriculture, is developed or otherwise unavailable for mining. The Coachella Valley has nearly a 
dozen permitted aggregate operations, including those described above, which contain approximately 
272 million tons of mineable aggregate. These reserves are expected to meet the demand and provide 
adequate supply at current rates of consumption for approximately 130 years.  
 
Paleontological Resources 
As discussed in detail in Section 2.14, the County General Plan maps large portions of the Coachella 
Valley, including the Project site, as having a high sensitivity for the occurrence of paleontological 
resources. In the Project vicinity, these are largely associated with common fossil bivalves from earlier 
stands of Ancient Lake Cahuilla, which reached an elevation of approximately 42 feet above mean sea 
level. Evidence of this high stand can be clearly seen along the edge of the Santa Rosa Mountains where 
a “bathtub” ring can be seen. 
 
In addition to lacustrine sediments from the Coachella soil series and fluvial sediments from the Gilman 
soil series, several shell and shell fragments of freshwater mollusks have been observed in the Project 
vicinity. Previous paleontological surveys conducted in the area have identified three species of 
freshwater mollusks, Physa sp., Tryonia sp., and Gyraulus sp., which are among the most common 
species of freshwater mollusks to be found in the lakebed sediments. While the lakebed sediments are 
often called the Quaternary Lake Cahuilla beds (Rogers 1965; Dibblee 1954: Plate 3; Scott 2010), no 
Pleistocene-age fossils localities have been reported from these lakebed sediments or their equivalent 
strata in the Coachella Valley (CRM TECH 2010). 
 

 
1  Appendix A Exploration Borings Logs prepared by Earth Systems Southwest, 2004, cited in Updated 

Geotechnical Report, Equestrian Estates Development, Petra Geosciences, April 13, 2022 



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Section 3 Project Alternatives 
 

 
Riverside County 3.14-2 Thermal Ranch Specific Plan EIR 

During site-specific paleontological resource surveys conducted in 2006 and 20222 3 scattered shells and 
shell fragments from freshwater snails that once thrived in the Lake Cahuilla of the Holocene era, such 
as Gyraulus sp. and Physa sp., were observed in abundance in the areas surveyed. Also present on the 
surface were shell fragments of the freshwater mussel, Anodonta sp., further documenting Holocene-era 
lakebed deposits. No fish bone or other vertebrate fossil remains were observed during field surveys. 
The Project site has been deeply disturbed during the installation of tile drains and ongoing discing and 
cultivation.  
 
The Project site is essentially flat and featureless, having been graded over the course of many years to 
facilitate crop irrigation. There are no unique geologic features on the site or in the vicinity. 
 
 

3.14.3 Alternatives Impact Analysis 
 

a) Result in the loss of availability of a known mineral resource that would be of value to the 
region or the residents of the State? 

b) Result in the loss of availability of a locally-important mineral resource recovery site 
delineated on a local general plan, specific plan or other land use plan? 

c) Potentially expose people or property to hazards from proposed, existing, or abandoned 
quarries or mines? 

 
 
Alternatives A, B and D 
The subject property is located on the valley floor and approximately 2.8 miles east of alluvial washes 
emanating from the Santa Rosa Mountains, where minable sands and aggregate may occur. On-site 
soils are sands, silt and fine silt and are not considered a potential source of aggregate and a limited 
source for sand. The site is not mapped or otherwise identified as a locally-important mineral resource 
recovery site delineated on the County General Plan or the ECVAP. The subject property is not located 
in proximity to any existing or abandoned quarries or mines.  
 
Furthermore, the subject property and planning area have been in active cultivation, ranches, airport and 
other uses for many years and in recent time has experienced encroaching urbanization from the north 
and east, further reducing the site and vicinity’s value as a mineral resource area. The local market is 
demonstrably well supplied for the foreseeable future through a variety of active mining permits in the 
valley and vicinity. Alternatives A, B and D will have a less than significant impact on or result in the loss 
of availability of a known mineral resource of local, regional or state-wide value or a so-delineated 
resource recovery site. 
 
There are no proposed, existing, or abandoned quarries or mines in the project vicinity and Alternatives 
A, B and D will not expose people or property to hazards associated with mining or mineral extraction 
activities. 
 
Overall, the impacts for Alternatives A, B and D would be same as for the proposed Project and would 
be less than significant.  
 

 
2  Update to Paleontological Resource Assessment Report – Thermal Ranch Specific Plan (SP No. 00401) 

prepared by CRM Tech, October 20, 2022. 
3  Paleontological Resources Assessment Report – Assessor’s Parcel Nos. 751-020-002, -003, -006, and -007, 

prepared by CRM TECH, March 28, 2006 and Revised June 14, 2006. 
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Alternative C 
The Alternative C No Project scenario would leave the subject property in its current active state of 
cultivation. There are no known mineral resources on the site, and there will be no mining activities that 
could adversely impact surrounding people of property. There would be no impacts under Alternative C. 
 

d) Directly or indirectly destroy a unique paleontological resource, site, or unique geologic 
feature?4 

 
As discussed in Section 2.14, the Project site and surround valley floor are designated with a “High” 
potential for sensitive paleontological resources based on 1999 resource data (RivCo General Plan 
2015). The Project site has been disturbed by extensive agricultural activity for many years, which has 
included mass grading, installation of sub-surface tile drains, a network of main and lateral irrigation lines, 
and field discing multiple times a year. Prior to construction of the USBR Dike 4 flood protection levee to 
the west, the Project site was subject to sediment deposition from mountain and foothill runoff. 
 

Based upon these previous disturbances and the nature of the fluvial deposits at and around the Project 
site, the Project area has a low potential to harbor significant vertebrate fossil remains and none were 
found during site surveys. Resources observed on site included scattered Holocene era shells and shell 
fragments as were shell fragments of a species of Holocene era freshwater mussel. No fish bone or other 
vertebrate fossil remains were observed during field surveys. Extensive research, specimen collection 
and documentation have been conducted in the area and there is limited potential for new species of 
invertebrates beyond those identified above and studied extensively.  
 

The two paleontological resource assessments (CRM TECH 2006 and 2022) established site-specific 
conditions and the likelihood of occurrence of important new resources on the Project site. Buildout of 
the proposed Project is not expected to have significant adverse impacts on any unique paleontological 
resources or unique geologic feature. Nonetheless, the paleontological resources reports recommend 
measures to further ensure that impacts will be less than significant. 
 

There are no unique geologic features on the site or in the vicinity. 
 

3.14.4 Mitigation Measures 
 
With regard to potential impacts to mineral resources, no mitigation measures would be required for any 
of the project alternatives. 
 
With regard to potential impacts to paleontological resources, mitigation measures set forth in Section 
2.14.7 would be applicable to the proposed Project and to Alternatives A, B and D. 
 
 

3.14.5 Environmentally Superior Alternative 
 
Alternative C is the environmentally superior alternative in that there will be no impact to local mineral 
resources as a consequence of land development and no increased demand for such resources under 
this alternative. Neither would there be any additional potential impacts to paleontological resources 
beyond those associated with ongoing agricultural activities. The proposed Project and Alternatives A, B 
and D will have comparable and less than significant impacts to local mineral resources. 

  

 
4  A stand-alone threshold in the RivCo Initial Study Checklist, the threshold for impacts to paleontological 

resources is included in this resource discussion consistent with Appendix G of the CEQA Guidelines. 
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3.15 Noise 
 

3.15.1 Introduction 
 
The following section analyzes the potential noise impacts associated with the implementation of the 
Project alternatives. The analysis is based in part on the Thermal Ranch Specific Plan Noise and 
Vibration Analysis, prepared for the Project by Urban Crossroads, Inc.1  
 

3.15.2 Existing Conditions 
 
The subject property is located in a relatively quiet area where primary noise impacts are associated with 
vehicular traffic on surrounding roadways. The subject site is also located 1.25± miles southwest of the 
nearest runway of the County-owned and operated Jacqueline Cochran Regional Airport (JCRA). The 
entire project site lies outside the 55 dBA CNEL contour for the ultimate buildout of the airport. 
 
Existing land uses within the planning area and vicinity include extensive agriculture, the Thermal Club 
motor sport resort residential development, vacant lands, and scattered development. Based on 
measurements taken at six locations near sensitive receptors in the vicinity of the subject site, the ambient 
noise level in the Project area currently ranges from 62.7 to 70.4 dBA Leq during the day.  
 
The existing traffic noise levels measured near 35 roadway segments in the Project vicinity range from 
55.2 to 68.9 dBA CNEL.  
 
Please see Section 2.15 for a detailed description of the regulatory framework and existing noise 
conditions relating to the planning area. 
  

3.15.3 Alternatives Impact Analysis 
 
Airport Noise 

a) For a project located within an airport land use plan or, where such a plan has not been 
adopted, within two (2) miles of a public airport or public use airport would the project expose 
people residing or working in the project area to excessive noise levels? 

 
Alternative A – Increased Intensity Mixed-Use Alternative 
The subject property is located within the airport influence area for the JCRA, approximately 1.25 miles 
southwest of the nearest runway. Given that the site is outside of the 55 dBA CNEL noise contour for 
ultimate buildout operation of the airport, all land uses would be considered “normally acceptable” and 
residential land uses “clearly acceptable” according to Table 2B in the applicable Airport Land Use 
Compatibility Plan (ALUCP). It can therefore be concluded that Alternative A, as with the proposed 
Project, would not expose people residing or working on the site to excessive noise levels from the nearby 
public airport. Impacts would be less than significant.   
 
Alternative B – Low Density Residential Alternative 
As stated above, the subject site is outside of the 55 dBA CNEL airport buildout noise contour for the 
JCRA, and therefore all proposed land uses are considered either “normally acceptable” or “clearly 
acceptable” on the property. It can therefore be concluded that Alternative B, as with the proposed 
Project, would not expose people residing or working on the site to excessive noise levels from the nearby 
public airport. Impacts would be less than significant.   
 

 
1  Thermal Ranch Specific Plan Noise and Vibration Analysis prepared by Urban Crossroads, Inc. July 24, 2023. 
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Alternative C – No Project 
Alternative C proposes no project on the subject site, which is outside of the ultimate 55 dBA noise 
contour for the JCRA. Agricultural land uses, including cropland, are considered “clearly acceptable” 
outside of the 55 dBA CNEL noise contour according to Table 2B in the ALUCP. Alternative C would not 
expose people residing or working on the site to excessive noise levels from the nearby public airport. 
Impacts would therefore be less than significant.  
 
Alternative D – No Retail Commercial Center or Resort Uses 
The Alternative D development scenario replaces the PA-5 and 6 retail commercial center, resort 
condominium uses and hotel with estate residential parcels, while still facilitating the equestrian center 
development. Under Alternative D, all resort condominium uses in PA-5 and retail commercial square 
footage in PA-6 would be replaced with estate residential uses with a density of 0.42 dwelling units per 
acre, or 2.3 acre lots. In addition, the density of residential lots in PA-2 are slightly reduced from 0.6 to 
0.5 dwelling units per acre, or two acre lots. In comparison with the proposed Project, Alternative D would 
result in 340 fewer residential units (resort condominiums) for a 25% decrease, a reduction in retail 
commercial space by 200,000 square feet for a 73% decrease, and elimination of the hotel use.  
 
Noise Effects by the Project 

a) Generation of a substantial temporary or permanent increase in ambient noise levels in 
the vicinity of the project in excess of standards established in the local general plan, noise 
ordinance, or applicable standards of other agencies? 

 
Table 2.15-7 provides significance criteria for Project-related noise generated by off-site traffic, 
operations, and construction. The significance criteria are based on noise standards provided by the 
Federal Interagency Committee on Noise (FICON), the Federal Transit Administration, Caltrans, and 
Riverside County. 
 
Alternative A - Increased Intensity Mixed-Use Alternative 
Alternative A proposes a similar mix of land uses as the proposed Project, but with more residential units 
and commercial space. As with the proposed Project, Alternative A would be expected to generate new 
sources of noise temporarily during construction, and in the long-term during operation of the 
development, as well as in the long-term as a result of increased traffic volumes. As discussed below, 
the traffic noise generated by Alternative A would be expected to be comparable to or slightly louder than 
that produced by the proposed Project.  
 
Off-Site Traffic Noise 
As shown in Tables 2.15-8 to 2.15-11, noise resulting from increased traffic associated with the proposed 
Project will not exceed the incremental noise level increase threshold based on Existing plus Project 
noise conditions, Existing plus Ambient Growth plus Cumulative (2026), Existing plus Ambient Growth 
plus Cumulative (2032), and Horizon Year (2045) conditions.2  
 
Off-site traffic noise resulting from the proposed development was calculated using a computer program 
that replicates the Federal Highway Administration Traffic (FHWA) Traffic Noise Prediction Model. The 
calculation accounted for the traffic generated by the proposed Project based on the trips it will generate 
and their distribution. According to the Traffic Impact Analysis prepared for the Project alternatives, 
Alternative A would generate 25,916 total weekday trips. This represents an increase of more than 35% 
over the 18,939 weekdays trips that would be generated by the Project across numerous roadway 
segments and 32 intersections.  

 
2  As described for the proposed Project, roadway Segment #5 would experience a noise level increase 

exceeding the threshold due to existing with project conditions. However, given the multi-year buildout of 
the Project, existing plus project conditions cannot actually occur. This potential impact to Segment #5 as a 
result of existing plus project conditions can therefore be disregarded.  
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It must be noted that noise is measured on a logarithmic scale of sound pressure level known as a decibel 
(dB). A-weighted decibels (dBA) approximate the subjective response of the human ear to broad 
frequency noise source by discriminating against very low and very high frequencies of the audible 
spectrum. Noise propagation over distance changes sound frequency and levels (volume). As a result, a 
change of 3 dBA is considered barely perceptible, and changes of 5 dBA are considered readily 
perceptible.  
 

Therefore, the magnitude of noise increase that would result from Alternative A traffic would be expected 
to constitute a minor increase in community noise levels and would not be expected to exceed the 
significance threshold for off-site traffic noise impacts on sensitive receivers. Off-site traffic noise impacts 
resulting from Alternative A would therefore be less than significant but marginally greater than would 
result from the proposed Project.  
 

On-Site Traffic Noise 
The Project Noise Analysis report considered the impact of traffic noise from surrounding roadways on 
land uses within the proposed development. It determined that, with the implementation of NOI-1 and 
NOI-2, exterior and interior noise levels on the subject site would be within the County noise standards. 
Given that Alternative A proposes the same types of land uses as the Project, for development on the 
same site, it would be subject to generally the same on-site noise conditions. Therefore, impacts related 
to on-site noise for Alternative A would be less than significant with implementation of the mitigation 
measures provided for the Project, and would be considered comparable to the proposed Project.  
 

Construction Noise  
The construction of Alternative A would likely require the same mix of construction equipment as the 
proposed Project, and would therefore generate comparable noise levels during construction. Neither 
Alternative A nor the proposed Project would exceed the Federal Transit Administration (FTA) 
construction noise threshold of 80 dBA Leq during daytime construction hours, shown in Table 2.15-22.  
 

As with the proposed Project, Alterative A would be subject to the prohibited construction hours of 6:00 
p.m. to 6:00 a.m. during the months of June through September; and 6:00 p.m. to 7:00 a.m. during the 
months of October through May, as provided in Riverside County Ordinance No.847. Overall, noise 
generated by the construction of Alternative A would have less than significant impacts to nearby 
sensitive receptors.  
 

Operational Noise 
At buildout, the operation of Alternative A would generate noise from the same types of sources as the 
Project. These sources would include horse park activities and public address (PA) speaker system, the 
CVWD well sites, sewerage lift stations, the IID substation, roof-top air conditioning units, trash enclosure 
activity, and parking lot activity.  
 

As shown in Tables 2.15-15 to 2.15-20, the proposed Project would not exceed the daytime or nighttime 
noise level increase thresholds at the six off-site receiver locations. Given that Alternative A does not 
propose any changes to the equestrian center (Planning Area 1) or workforce housing area (PA-4) as 
proposed by the Project, it would result in the same level of noise generation. Alternative A would also 
likely generate the same noise levels at the CVWD well site, lift stations and IID substation. While the 
increased residential and commercial land use intensities proposed by Alternative A could result in 
addition roof-top air conditioning units as well as more trash enclosure and parking lot activity, the 
resulting increase in operational noise would be negligible. The planned on-site lift stations are to be 
placed in underground vaults. Based on similar underground lift station designs, the pumps would 
generate a noise level of 45 dBA at a distance of 15 feet from the access hatch and would not generate 
significant noise impacts.3 

 
3  Noise Study – Hawano Industrial Business Park Development prepared by Ldn Consulting. 2011 
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Given that the proposed Project would not exceed the noise level increase thresholds for off-site sensitive 
receptors, noise generated by the operation of Alternative A, with its modest increases in noise exposure, 
would also be expected to not exceed the thresholds, and impacts to on-site receivers would be less than 
significant.  
 
Summary 
Overall, Alternative A would not result in the generation of a substantial temporary or permanent increase 
in ambient noise levels in the vicinity of the subject site exceeding standards established in the local 
general plan, noise ordinance, or applicable standards of other agencies. Impacts would be less than 
significant with mitigation and comparable to the proposed Project. 
 
Alternative B - Low Density Residential Alternative 
Alternative B proposes a mix of land uses comparable to the Project, but with fewer residential units and 
less commercial space. As with the proposed Project, Alternative B would be expected to generate new 
sources of noise temporarily during construction, in the long-term during operation of the development, 
as well as in the long-term as a result of increased traffic volumes. As discussed below, the lower land 
use intensity proposed under Alternative B would be expected to generally generate marginally lower 
noise levels than the Project as proposed.  
 
Off-Site Traffic Noise 
As shown in Tables 2.15-8 to 2.15-11, noise resulting from increased traffic associated with the proposed 
Project will not exceed the incremental noise level increase threshold based on Existing plus Ambient 
Growth plus Cumulative (2026), Existing plus Ambient Growth plus Cumulative (2032), and Horizon Year 
(2045) conditions. Given that Alternative B proposes fewer residential units and less commercial space 
than the Project, it would also be expected to generate less traffic, and less traffic noise. In summary, 
Alternative B would not exceed the incremental noise level increase thresholds and off-site traffic noise 
impacts to nearby receiving land uses would be less than significant.   
 
On-Site Traffic Noise 
As stated above for Alternative A, the Noise Analysis report prepared for the Project determined that, 
with the implementation of NOI-1 and NOI-2, exterior and interior noise levels on the subject site would 
be within the County noise standards. Given that Alternative B proposes the same types and distribution 
of land uses as the proposed Project, it would be subject to generally the same on-site noise conditions. 
Therefore, impacts to on-site noise levels resulting from Alternative B would be less than significant with 
implementation of the mitigation measures provided for the proposed Project and would be comparable 
to the proposed Project.  
 
Construction Noise 
Alternative B proposes a lower intensity of development than the proposed Project. It would require the 
same mix of construction equipment as the proposed Project and would therefore generate comparable 
or lower noise levels during construction. As with the proposed Project, Alternative B would not exceed 
the FTA construction noise threshold of 80 dBA Leq during daytime construction hours, as shown in 
Table 2.15-22. Furthermore, Alterative B would be restricted to hours of construction as provided in 
Riverside County Ordinance No.847. Overall, noise generated by the construction of Alternative B would 
have less than significant impacts to nearby sensitive receptors and would be comparable to the 
proposed Project.  
 
Operational Noise 
At buildout, the operation of Alternative B would generate noise from the same types of sources as the 
Project  and Alternative A. The lower intensity of residential and commercial development proposed by 
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Alternative B would likely result in the same or somewhat lower noise levels, and equivalent noise levels 
would be expected from the equestrian center and other on-site facilities. Given that, as shown in Tables 
2.15-15 to 2.15-20, the proposed Project would not exceed the noise level increase thresholds for off-
site sensitive receptors, noise generated by the operation of Alternative B would be comparable, and 
impacts to off-site receivers would be less than significant.  
 
Summary 
Overall, Alternative B would not result in the generation of a substantial temporary or permanent increase 
in ambient noise levels in the vicinity of the subject site exceeding standards established in the County 
General Plan, its noise ordinance, or applicable standards of other agencies. Impacts would be less than 
significant with mitigation. Noise impacts of Alternative B would be comparable to the proposed Project, 
with the possibility of a limited decrease in the amount of off-site roadway noise and operational noise 
levels, as compared with the proposed Project.   
 
Alternative C – No Project Alternative 
Alternative C proposes no development project and would maintain the existing agricultural operation. It 
would result in no new impacts related to noise. Alternative C would involve no new construction, and 
thus would generate no construction noise. It would generate no additional traffic-related noise impacts 
to off-site receivers. There are no residential buildings or other sensitive receivers currently on the subject 
site, and as such there would be no traffic-related noise impacts to on-site receivers. While farming of 
the existing on-site crops likely generates some noise, such as from the operational of farm equipment 
and machinery, this noise generation is ongoing and therefore would have no impacts related to noise 
level increases. Overall, this alternative would result in no increase in ambient noise levels in the vicinity 
of the subject site in excess of standards established in the local general plan, noise ordinance, or 
applicable standards of other agencies. There would be no impacts.  
 
Alternative D – No Retail Commercial Center or Resort Uses 
The Alternative D development scenario removes the resort condominiums from the development 
program and thereby eliminates potential noise impacts to these residential units from the substantial 
future noise impacts associated with buildout of Harrison Street. The limited number of estate residential 
units that would be built in PA 5 and 6 would be set back farther from Harrison Street and would be less 
impacted by anticipated setbacks and noise buffers (block walls, etc.). Potential noise impacts to PA-2 
estate homes from commercial traffic that would be generated under the proposed Project at the north 
entrance along Harrison Street would also be eliminated under Alternative D. Otherwise potential noise 
impacts under Alternative D would be comparable to those associated with the proposed Project and 
would be less than significant. 
 

b) Generation of excessive ground-borne vibration or ground-borne noise levels? 
 
Alternative A 
Alternative A would not be expected to generate significant groundborne vibration either during 
construction or operation. As shown in Table 2.15-24, Project-related construction vibration would not 
exceed the threshold vibration level on nearby receiver locations. Given that the same mix of equipment 
would be used to construct Alternative A, comparable levels of vibration would occur. It can therefore be 
concluded that groundborne vibration generated by construction of Alternative A would also not exceed 
the threshold vibration level, and that potential impacts to nearby receivers would be less than significant. 
As previously stated, the construction of Alternative A would also be required to occur during prescribed 
hours of the Riverside County Ordinance No.847. Consistent with the proposed Project, the operation of 
Alternative A would not be expected to generate significant groundborne vibration. Overall, Alternative A 
would not generate excessive groundborne vibration during construction or operations, and impacts 
would be less than significant and comparable to the proposed Project.  
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Alternative B 
The operation of Alternative B would not be expected to generate significant groundborne vibration. There 
is, however, the potential for vibration to be generated as a result of construction activities. As stated 
above, construction of Alternative B would require the same mix of equipment as the Project and 
construction vibration would not exceed the threshold vibration level on nearby receiver locations. 
Therefore, groundborne vibration generated by construction of Alternative B would not cause significant 
impacts to nearby receivers. Construction of Alternative B would also be required to abide by the 
restricted construction hours established by Riverside County Ordinance No.847. Overall, Alternative B 
would have less than significant impacts that would be comparable to the proposed Project. 
 
Alternative C 
Alternative C proposes no new development. It would not generate any new sources of ground-borne 
vibration and would have no new impacts to nearby sensitive receptors. There would be no impacts.  
 
Alternative D – No Retail Commercial Center or Resort Uses 
Development of Alternative D would not be expected to generate significant groundborne vibration. 
However, as with the other “build” alternatives, there is the potential for vibration to be generated because 
of construction activities. As stated above, construction of Alternative D would require the same mix of 
equipment as the proposed Project and construction vibration but would not exceed the threshold 
vibration level on nearby receiver locations. Therefore, groundborne vibration generated by construction 
of Alternative D would not cause significant impacts to nearby receivers. Construction of Alternative D 
would also be required to abide by the restricted construction hours established by Riverside County 
Ordinance No.847. Overall, Alternative B would have less than significant impacts that would be 
comparable to the proposed Project. 
 
 

3.15.4 Mitigation Measures 
 
Alternative A, B and D would be subject to mitigation measures NOI-1 and NOI-2 to reduce on-site noise 
levels to the Riverside County standard for sensitive receptor land uses. Alternative C proposes no noise 
sensitive land uses and would require no mitigation.  
 
 

3.15.5 Environmental Superior Alternative 
 
Alternative C would result in no new noise impacts; however, it would not achieve any of the Project 
objectives. With mitigation incorporated, “build” Alternatives A, B and D would have less than significant 
impacts related to noise, and these alternatives would achieve the Project objectives to varying degrees. 
Overall, it is expected that the lower residential density and greatly reduced commercial intensity 
proposed under Alternative D would result in marginally less noise during operations, including noise 
generated by off-site traffic.   
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3.16 Population, Housing and Environmental Justice 
 

3.16.1 Introduction 
 
The following section discusses the potential impacts of the Project alternatives on population growth, 
housing, and environmental justice.  
 

3.16.2 Existing Conditions 
 
Population  
The Riverside County population, housing, and employment forecasts for 2010, 2020, and 2035 are 
provided in the Population and Employment Forecasts technical appendix to the General Plan. These 
forecasts project that population in the Eastern Coachella Valley Area Plan would more than double from 
2010 to 2020.1  
 
Data from the 2010 and 2020 census suggests that growth in the area has occurred significantly more 
slowly than anticipated in the General Plan. According to census data for the Coachella Valley Census 
County Division (CCD), the area’s population grew by 5.5% over the ten-year period.2  
 
Employment 
According to Government Code §65890.1, land use patterns should be organized to balance the location 
of employment-generating uses with residential uses in order to minimize commuting distances. The 
balance of employment-generating and residential uses can be measured using the jobs-to-housing ratio. 
A jobs-to-housing ratio of 1.5:1 is considered balanced according to the Governor’s Office of Planning 
and Research (OPR).3 In 2018, eastern unincorporated areas of Riverside County had a jobs-to-housing 
ratio of 1.02:1, which is below the county-wide ratio (1.55:1) and the target ratio according to OPR. 
 
The low jobs-to-housing ratio in eastern unincorporated areas of Riverside County suggests that this 
region has unmet demand for job opportunities; in essence, the area has a jobs deficit. Employment data 
for Mecca and Coachella, the two closest communities to the subject site with available data, shows that 
from 2017 to 2022, the area has consistently had a higher unemployment rate than the County average.4  
 
Please see Section 2.16 for a detailed description of the regulatory framework and existing conditions 
related to population, housing, and environmental justice, as pertinent to the planning area.    
 
 

3.16.3 Alternatives Impact Analysis 
 
Housing 

b) Create a demand for additional housing, particularly housing affordable to households 
earning 80% or less of the County’s median income? 

 
Alternative A - Increased Intensity Mixed-Use Alternative 
Alternative A proposes the same mix of land uses as the Project, but at a higher residential density and 
commercial intensity.  

 
1  Riverside County General Plan Appendix F-1 Population and Employment Forecasts. 
2  U.S. Census Bureau, 2010 and 2020 Decennial Census. 
3  State of California General Plan Guidelines prepared by the Governor’s Office of Planning and Research 

(2017).  
4  State Employment Development Department, Labor Force and Unemployment Rate for Cities and Census 

Designated Places, https://labormarketinfo.edd.ca.gov/data/labor-force-and-unemployment-for-cities-and-
census-areas.html#Data (Accessed May 2023). 
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Alternative A would not change the proposed equestrian center (PA-1) but would result in the 
development of 636 additional residential units and 60,000 square feet of additional commercial space 
compared to the proposed Project. As shown in Table 3.16-1, Alternative A would contribute up to 1,998 
residential units to the local housing stock, including estate residential units, attached single family units, 
resort condominium units, and workforce housing.  
 

Table 3.16-1: Alternative A Land Use Summary 
Planning 

Area Land Use Acres Residential 
Dwelling Units RV Spaces 

PA 1 Commercial Tourist 223.1   
PA 2 Estate Residential 194.3 388  
PA 3 Medium Density Residential 69.5 605  
PA 4 High Density Residential 41.1 500 320 
PA 5 Commercial Tourist 54.4 505  
PA 6 Commercial Retail 21.4   

Total 1,998 320 
 
As shown in Table 3.16-2, Alternative A would generate approximately 1,790 jobs, which is 465 more 
jobs than would be generated by the proposed Project.  
 

Table 3.16-2: Alternative A Estimated Employment 
Land Use Quantity Estimated Employees1 

Commercial Retail 260,000 square feet 1,040 
Hotel 300 rooms 450 

Equestrian Center2 223.1 acres 300 
Total 1,790 

1Employment density factors estimated based on the Thermal Ranch Specific Plan Vehicles Miles Traveled Analysis, 
prepared by Urban Crossroads, January 30, 2023.  
2Includes 10,000 square feet of office space and 75,000 square feet of commercial retail. 

 
As shown in the above tables, Alternative A would both contribute a substantial number of new housing 
units to the local housing stock, and would create a substantial number of new jobs.  
 
The estimated 1,790 employees of Alternative A could contribute to demand for additional housing, 
including housing affordable to those making less than 80% of the County’s median income. However, 
as noted above and discussed in greater detail in Section 2.16, there is a substantial existing jobs deficit 
in the area and it is expected that most employees of the proposed development would not require 
additional housing.  
 
Alternative A proposes up to 500 units of workforce housing (PA-4), which would be available to house 
the estimated 300 seasonal employees of the equestrian center. Employees of the hotel and commercial 
uses would be expected to live off-site. Based on wage estimates from the U.S. Bureau of Labor 
Statistics5, the salaries earned by the hotel and commercial employees could fall into the County’s very 
low- and low-income categories.6  

 
5  The mean hourly wage for food preparation and serving related occupations in the Riverside-San 

Bernardino-Ontario Metropolitan Statistical Area is $16.81 as of May 2022. The mean hourly wage for sales 
and related occupations is $22.98. Source: U.S. Bureau of Labor Statistics, Occupational Employment and 
Wages in Riverside-San Bernardino-Ontario – May 2022, https://www.bls.gov/regions/west/news-
release/occupationalemploymentandwages_riverside.htm (accessed June 2023).  

6  Based on a four-person household. Assuming full time employment, $16.81 hourly = $34,964.80 salary; 
$22.98 hourly = $47,798.40 salary. In Riverside County, very-low income = up to 50% of median income / $0 
- $37,650 per year, and low income = 51% - 80% of median income / $37,651 - $60,250. 
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As described for the proposed Project in Section 2.16, it is expected that most hotel and retail jobs on-
site will be filled by existing residents of the Project area, who would not generate demand for additional 
housing. This is supported by the jobs-to-housing ratio and unemployment rate in the area, which both 
suggest existing unmet demand for employment opportunities.  
 

Compared to the proposed Project, Alternative A would result in both more housing and the generation 
of more jobs, and is expected to have comparable impacts on demand for housing as the proposed 
development. It is expected that most of the jobs created by commercial and resort components of the 
development would be filled by existing area residents who would not generate demand for additional 
housing. Given that the subject site is currently designated for agriculture, the proposed development 
would not impact lands identified by the County for meeting the RHNA obligations, including for the 
provision of housing affordable to those making less than 80% of the County’s median income. Overall, 
impacts are anticipated to be less than significant because the mix of housing and employment 
opportunities generated by this Alternative, when also accounting for the existing job shortage in the 
Project area, is not expected to create a significant demand for very-low and low-income housing. 
 
Alternative B - Low Density Residential Alternative 
Alternative B would be comprised of the same mix of land uses as the proposed Project, but at a lower 
residential density and commercial intensity.  
 
Alternative B would not change the proposed equestrian center (PA-1), but would result in 474 fewer 
residential units and a 100,000 square foot reduction in commercial space compared with the proposed 
Project. As shown in Table 3.16-3, Alternative B would contribute up to 888 new units to the local housing 
stock.  
 

Table 3.16-3 
Alternative B Land Use Summary 

Planning 
Area Land Use Acres Residential 

Dwelling Units RV Spaces 
PA 1 Commercial Tourist 223.1   
PA 2 Estate Residential 194.3 39  
PA 3 Medium Density Residential 69.5 139  
PA 4 High Density Residential 41.1 500 320 
PA 5 Commercial Tourist 54.4 210  
PA 6 Commercial Retail 21.4   

Total 888 320 
 
As shown in Table 3.16-4, Alternative B would generate approximately 925 jobs, which is approximately 
400 fewer jobs than the proposed Project.  
 

Table 3.16-4 
Alternative B Estimated Employment 

Land Use Quantity Estimated Employees1 
Commercial Retail 100,000 square feet 400 

Hotel 150 rooms 225 
Equestrian Center2 223.1 acres 300 

Total 925 
1Employment density factors estimated based on the Thermal Ranch Specific Plan Vehicles Miles Traveled Analysis, 
prepared by Urban Crossroads, January 30, 2023. 
2Includes 10,000 square feet of office space and 75,000 square feet of commercial retail.  

 
As shown in the above tables, although Alternative B is a less intense development, it still would 
contribute both new housing units and new jobs to the local market. 
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The estimated 925 employees of Alternative B could contribute to demand for additional housing, 
including housing affordable to those making less than 80% of the County’s median income. However, 
as described for the proposed Project in Section 2.16 and for Alternative A above, it is expected that 
these jobs will not result in significant demand for additional housing. The proposed workforce housing 
will accommodate the seasonal employees of the equestrian center. While the estimated 625 employees 
of the hotel and commercial uses would live off-site, it is expected that most of these jobs would be filled 
by existing residents of the area, who would not generate demand for additional housing. This is 
supported by the jobs-to-housing ratio and unemployment rate in the area, which both suggest existing 
unmet demand for employment opportunities.  As with the proposed Project and Alternative A, 
development of Alternative B will not interfere with the County’s ability to meet its RHNA numbers for 
affordable housing because the project site is not designated for affordable housing in the General Plan 
Housing Element.  Rather, Alternative B and the proposed Project will add to the available housing stock 
and provide a substantial amount of affordable housing for people working at the equestrian center. 
 
Alternative B would generate both fewer jobs and fewer housing units than the proposed Project. It would 
have generally comparable impacts to the proposed Project, but the reduction in jobs resulting from 
Alternative B could result in the generation of marginally less demand for additional housing. Overall, 
impacts resulting from demand for additional housing, particularly housing affordable to households 
earning 80% or less of the County’s median income, would be less than significant. 
 
Alternative C – No Project Alternative 
There are currently no residences on the subject site, and Alternative C would not result in the 
development of any new housing. This alternative proposes no change to the current conditions, and the 
ongoing use of the existing agricultural operation. As stated in Section 2.16, the County General Plan 
Socioeconomic Build-out Assumptions and Methodology document provides an agricultural employment 
factor of 0.05 employees per acre. Given that the subject site is 619.1±-acres, it can be estimated that 
the existing agricultural operation may employ approximately 31 people, of which many may be seasonal. 
Alternative C would not result in the creation of any new jobs, and thus would not result in any additional 
demand for housing. Overall, there would be no impact related to demand for housing.  
 
Alternative D – No Retail Commercial Center or Resort Uses 
Alternative D would be comprised of the same mix of land uses as the proposed Project, but at a 
substantially lower residential density and much lower commercial intensity. Under Alternative D, all 
resort condominium uses in PA-5 and retail commercial square footage in PA-6 would be replaced with 
estate residential uses with a density of 0.42 dwelling units per acre, or 2.3 acre lots. In addition, the 
density of residential lots in PA-2 would be slightly reduced from 0.6 to 0.5 dwelling units per acre, or two 
acre lots. In comparison with the proposed Project, Alternative D would result in 340 fewer residential 
units (resort condominiums) for a 25% decrease, a reduction in retail commercial space by 200,000 
square feet for a 73% decrease, and elimination of the hotel use. 
 

Table 3.16-5 
Alternative D Land Use Summary 

Planning 
Area Land Use Acres Residential 

Dwelling Units RV Spaces 
PA 1 Commercial Tourist 223.1   
PA 2 Estate Residential 194.4 100  
PA 3 Medium Density Residential 69.5 390  
PA 4 High Density Residential 41.1 500 320 
PA 5 Estate Residential 54.4 23  
PA 6 Estate Residential 21.4 9  

Total 1,022 320 
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As shown in Table 3.16-6, Alternative D would generate approximately 300 jobs, which is approximately 
925 fewer jobs than the proposed Project.  
 

Table 3.16-6 
Alternative D Estimated Employment 

Land Use Quantity Estimated Employees1 
Equestrian Center2 223.1 acres 300 

Total 300 
1  Employment density factors estimated based on the Thermal Ranch Specific Plan Vehicles Miles Traveled Analysis, 
prepared by Urban Crossroads, January 30, 2023. 
2.  Includes 10,000 square feet of office space and 75,000 square feet of commercial retail.  

 
 

c) Induce substantial unplanned population growth in an area, either directly (for example, 
by proposing new homes and businesses) or indirectly (for example, through extension of 
roads or other infrastructure)? 

 
Alternative A - Increased Intensity Mixed-Use Alternative 
Alternative A would result in a higher residential density and commercial intensity than the proposed 
Project. As shown above in Table 3.16-1 and Table 3.16-2, Alternative A would result in the development 
of up to 1,998 residential units and approximately 1,790 new jobs. The proposed development would 
occur on the same site as proposed by the Project. The site is currently designated for “Agriculture” 
according to the General Plan and ECVAP, and as such, population growth associated with the subject 
site would be unplanned relative to the County’s land use plans. 
 

Compared to the proposed Project, Alternative A’s additional homes could directly induce more 
population growth. Based on an average household size of 2.7 persons,7 the proposed 388 estate 
houses, 605 attached single-family houses, and 505 resort condominiums could directly induce 
population growth of 4,045 new residents.8  
This alternative could also indirectly induce more population growth than the proposed Project due to 
new employment opportunities. Alternative A would be expected to generate 1,790 new jobs, which is 
465 more jobs than would be generated by the Project. However, as discussed above, the Eastern 
Coachella Valley has a substantial jobs deficit and a below average jobs-to-housing ratio and high 
unemployment rate. This suggests that the Project area has latent substantial need for additional 
employment opportunities. It is therefore likely that most of the jobs generated by the Alternative A would 
be filled by existing residents of the area.  
 
Alternative A would require the same infrastructure improvements and extensions as the proposed 
Project. The proposed half-width street improvements would be as designated in the General Plan, and 
therefore any induced population growth would not be unplanned. However, the proposed IID substation, 
natural gas line extension, and new water storage tank could facilitate future development in the area, 
thereby indirectly inducing population growth, although such growth is already anticipated in the County 
General Plan.  
 
Overall, the housing, jobs, and infrastructure associated with Alternative A could induce population 
growth in the Eastern Coachella Valley. Given that Alternative A proposes a higher land use intensity 
than the proposed Project, it has the potential to induce more population growth associated with housing 
and jobs than the proposed Project. As noted, the planning area has a substantial deficit of jobs and most 
employees are expected to already reside in the planning area. 

 
7  Average household size as provided in the Project-specific VMT analysis prepared by Urban Crossroads. 
8  Growth induced by the workforce housing is calculated with jobs-related growth inducement.  

I 
I 
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Also, as discussed for the proposed Project in Section 2.16, population growth in the Eastern Coachella 
Valley has occurred significantly more slowly than projected in the General Plan and ECVAP. Therefore, 
while population growth directly associated with development of the subject site would constitute 
unplanned growth, the growth induced by Alternative A would still be within the growth projected by the 
County. Impacts would therefore be less than significant.  
 
Alternative B - Low Density Residential Alternative 
Alternative B proposes a lower residential density and commercial intensity than the proposed Project. 
As shown above in Table 3.16-3 and Table 3.16-4, Alternative B would result in the development of up 
to 888 residential units and could generate approximately 925 jobs. The site is currently designated for 
“Agriculture” according to the General Plan and ECVAP, and as such, any population growth associated 
with the subject site would be considered unplanned relative to the County’s land use plans. 
 
Alternative B would induce less population growth from fewer new homes than the proposed Project. 
Based on an average household size of 2.7 persons,9 the proposed 39 estate houses, 139 attached 
single-family houses, and 210 resort condominiums could directly induce population growth of 1,048 new 
residents.10  
 

This alternative would also induce less jobs-related population growth than the proposed Project. 
Alternative B is estimated to generate 925 jobs, which is 400 fewer than expected to be generated by the 
Project.  As discussed above, the Eastern Coachella Valley has a below average jobs-to-housing ratio 
indicating a substantial existing jobs deficit. Given the planning area’s high unemployment rate, it is 
expected that most of the jobs generated by Alternative B would be filled by existing residents of the area.  
 

Alternative B would require the same infrastructure improvements and extensions as the proposed 
Project. This includes the proposed IID substation, natural gas line extension, and CVWD water storage 
tank, which could facilitate future development in the area, thereby indirectly inducing population growth.  
 
Overall, the housing, jobs, and infrastructure proposed by Alternative B could induce population growth 
in the Eastern Coachella Valley. Given that Alternative B proposes a lower land use intensity than the 
proposed Project, it would likely induce less population growth associated with housing and jobs. 
Furthermore, as discussed for the proposed Project in Section 2.16, population growth in the Eastern 
Coachella Valley has occurred significantly more slowly than projected in the General Plan and ECVAP. 
Therefore, while population growth directly associated with the subject site would constitute unplanned 
growth, the growth induced by Alternative B would still be within the growth projected by the County. 
Impacts and would therefore be less than significant.  
 
Alternative C – No Project Alternative 
Alternative C proposes no development. The subject site would remain in agriculture, and no population 
growth would be induced either directly by the development of new homes or businesses, or indirectly by 
the extension of roads of other infrastructure. It would therefore have no impacts related to unplanned 
population growth.  
 
Alternative D - No Retail Commercial Center or Resort Uses 
Alternative D proposes a substantially lower residential density and much lower commercial intensity 
compared to the proposed Project. As shown above in Table 3.16-5 and Table 3.16-6, Alternative D 
would result in the development of up to 1,022 residential units and could generate approximately 300 
jobs. The site is currently designated for “Agriculture” according to the General Plan and ECVAP, and as 
such, any population growth associated with the subject site would be considered unplanned relative to 
the County’s land use plans. 

 
9  Average household size as provided in the Project-specific VMT analysis prepared by Urban Crossroads. 
10  Growth induced by the workforce housing is calculated with jobs-related growth inducement.  
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Alternative D would induce less population growth from fewer new homes than the proposed Project. 
Based on an average household size of 2.7 persons,11 the proposed 123 estate houses, 390 single-family 
houses and 500 units of work force housing, could directly induce population growth of 2,759 new 
residents compared to the up to 4,541 new residents that could be generated under the proposed 
Project.12  
 
This alternative would also induce significantly less jobs-related population growth than the proposed 
Project. Alternative D is estimated to generate 300 jobs, which is 925 fewer jobs than expected to be 
generated by the proposed Project. As discussed above, the Eastern Coachella Valley has a below 
average jobs-to-housing ratio indicating a substantial existing jobs deficit. Given the planning area’s high 
unemployment rate, it is expected that most of the jobs generated by Alternative D would be filled by 
existing residents of the area.  
 
Alternative D would require the same infrastructure improvements and extensions as the proposed 
Project. This includes the proposed IID substation, natural gas line extension, and CVWD water storage 
tank, which could facilitate future development in the area, thereby indirectly inducing population growth.  
 
Overall, the housing, jobs, and infrastructure proposed by Alternative D could induce population growth 
in the Eastern Coachella Valley. Given that Alternative D proposes a lower residential and commercial 
land use intensity than the proposed Project, it would likely induce less population growth associated with 
housing and jobs. Furthermore, as discussed for the proposed Project in Section 2.16, population growth 
in the Eastern Coachella Valley has occurred significantly more slowly than projected in the General Plan 
and ECVAP. Therefore, while population growth directly associated with the subject site would constitute 
unplanned growth, the growth induced by Alternative D would still be within the growth projected by the 
County. Impacts and would therefore be less than significant.  
 
 
 

3.16.4 Mitigation Measures 
 
Alternatives A, B, C and D would all have less than significant impacts related to population and housing. 
No mitigation is required.  
 
 

3.16.5 Environmental Superior Alternative 
 
Alternative C would not generate any demand for additional housing, nor would it generate any population 
growth, unplanned or unplanned. It also would not generate any new jobs in an areas with a substantial 
jobs deficit. None of the Project objectives would be achieved under Alternative C.  
 
Alternatives A, B and D would to varying degrees achieve some of the proposed Project objectives, and 
would have less than significant impacts related to demand for additional housing and inducement of 
unplanned population growth. Alternative A would contribute more new housing to the local supply and 
would generate more new jobs compared with Alternatives B, D and the proposed Project. However, 
Alternative A could also result in more demand more additional housing, including housing affordable to 
households earning 80% or less of the County’s median income, and could directly induce more 
population growth.  

 
11  Average household size as provided in the Project-specific VMT analysis prepared by Urban Crossroads. 
12  Growth induced by the workforce housing is calculated with jobs-related growth inducement.  
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Alternative B would generate less demand for additional housing and would induce less population 
growth than Alternative A and the proposed Project, but it would also provide fewer new jobs and new 
housing units. Alternative D would generate the least amount of new jobs and less housing than the 
proposed Project or Alternative A. Compared to the Project as proposed, Alternatives A, B and C would 
have positive and negative impacts related to population and housing. Overall, impacts related to 
population and housing resulting from both the Project and the “build” alternatives are expected to be 
less than significant. As such, there is no environmentally superior alternative.   
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3.17 Public Services 
 

3.17.1 Introduction 
 
The following section analyses the potential impacts resulting from the Project alternatives on public 
services, including fire services, sheriff services, schools, libraries, and health services. The analysis 
considers whether implementation of the project alternatives would affect the ability of service providers 
to maintain acceptable service or other performance objectives, resulting in the need for new or expanded 
facilities, staffing or other capabilities. 
 
 

3.17.2 Existing Conditions 
 
Fire Services 
Fire protection services are provided to the Project area and the surrounding communities by the 
Riverside County Fire Department (RCFD) under a contract with CalFire. RCFD operates 93 fire stations 
across the County. Stations in the Project vicinity include: 
 

o Station 39 at 86911 58th Ave, Thermal: located approximately 3 miles northeast with a response 
time of approximately five minutes. 

 
o Station 40 at 91350 66th Ave, Mecca: located approximately 5.4 miles southeast with a response 

time greater than five minutes. 
 

o Station 70 at 54001 Madison St, La Quinta: located approximately 5.7 miles northwest with a 
response time greater than five minutes. 

 
o Station 79 at 1377 6th St, Coachella: located approximately 5.5 miles to the north with a response 

time greater than five minutes. 
 
Sheriff Services 
The County Sheriff’s Department provides law enforcement and corrections services to the 
unincorporated areas and several incorporated jurisdictions in Riverside County, as well as certain Native 
American Tribes. The nearest Riverside County Sheriff’s Station is located at 86625 Airport Boulevard in 
Thermal, approximately 3 miles from the subject site. The City of La Quinta also contracts with the County 
Sheriff’s Department and provides mutual aid across the County Sheriff’s various clients in the Coachella 
Valley. The La Quinta station is located at 78-495 Calle Tampico, approximately 10 miles northwest of 
the subject property.  
 
Schools 
The subject property is located within the boundaries of the Coachella Valley Unified School District 
(CVUSD). The CVUSD has 14 elementary schools, 3 middle schools and 4 high schools, plus one adult 
school. These include a high school middle school and elementary school at the northeast corner of 
Avenue 66 and Tyler Street, approximately one-half mile south of the subject property. 
 
Libraries 
The Riverside County Library System is comprised of 333,884 square feet of facilities distributed across 
35 libraries. The system includes a catalogue of 1.5 million items. In 2010, the library system reported 
681,117 registered borrowers.1 As described in Section 2.17, three branches of the Riverside County 
Library System are located in the vicinity of the Project site.  

 
1  GPA EIR No. 521 prepared by the County of Riverside, February 2015.  
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Health Services 
Local and regional facilities in the Project area include the John F. Kennedy (JFK) Memorial Hospital in 
Indio, Eisenhower Medical Center (EMC) in Rancho Mirage, and Desert Regional Medical Center in Palm 
Springs. There are also a variety of urgent and immediate care clinics and other medical offices in the 
region. Please see Section 2.17 for a detailed description of the regulatory framework and existing 
conditions relating to public services in the planning area.    
 
 

3.17.3 Alternatives Impact Analysis 
 

a)  Would the project result in substantial adverse physical impacts associated with the 
provision of new or physically altered government facilities or the need for new or 
physically altered governmental facilities, the construction of which could cause 
significant environmental impacts, in order to maintain acceptable service ratios, response 
times or other performance objectives for any of the following public services: 

 
• Fire Services? 
• Sheriff Services? 
• Schools? 
• Libraries? 
• Health Services? 

 
Alternative A, B and D propose the same mix of uses as the proposed Project, but with substantial 
changes in land use intensity. Alternative A proposes a higher intensity development, with up to 1,998 
residential units, 335,000 square feet of commercial space, and 300 hotel keys. Alternative B proposes 
a lower intensity development, with up to 888 residential units, 175,000 square feet of commercial space, 
and 150 hotel keys. Alternative C proposes no project and would maintain the existing agricultural 
operation. Alternative D proposes up to 1,022 residential units, 75,000 square feet of equestrian-related 
commercial and an addition 10,000 square feet of associated office space. No hotel or condominium 
development is provided for on Alternative D.  
 
Table 3.17-1 provides an overview of the land uses proposed by the Project and the alternatives, as well 
as the number of residents and employees expected to result from these uses.  
 

Table 3.17-1 
Project Alternatives – Land Use Summary 

Project 
Alternative 

Dwelling 
Units 

Commercial 
Space (SF) Hotel Keys Est. 

Residents1 
Est. 

Employees2 
Proposed Project 1,362 275,000 150 2,416 1,325 

Alternative A 1,998 335,000  300 4,045 1,790 
Alternative B 888 175,000  150 1,048 925 
Alternative C 0 0  0 0 31 
Alternative D 1,022 85,0003 0 132 300 

1  Assumes an average of 2.7 persons per household, per the VMT Analysis prepared for the Project by Urban 
Crossroads. Accounts for residents of the proposed estate housing, attached/detached single family house, and resort 
condominiums.  
2  The employment factor for Alternative A and B is based on the VMT Analysis prepared for the proposed Project by 
Urban Crossroads. The employment factor for Alternative C is based on an agricultural employment factor of 0.05 
employees per acre, as provided in the Riverside County General Plan Socioeconomic Buildout Assumptions and 
Methodology document (2015). 
3  Inclusive of 10,000 square feet of equestrian-related office space. 
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Alternative A – Increased Intensity Mixed-Use Alternative 
 

Fire Services 
Alternative A proposes a higher land use intensity than the proposed Project, and thus could generate 
greater demand for fire protective services As shown in Table 3.17-1, development under Alternative A 
could result in up to 1,998 residential units, up to 335,000 square feet of commercial space, and up to 
300 hotel rooms. Buildout of these land uses could result in approximately 4,045 residents and 1,790 
employees on the subject site.  
 
Alternative A would result in more built area and more occupants, potentially resulting in more demand 
for fire protection than would result from the proposed Project. The County’s development impact fees 
(DIFs), including those allocated to fire protection, are based on number of dwelling units and acres of 
commercial development. Alternative A would therefore contribute proportionally more in DIFs towards 
fire protection, thereby helping to offset the potential increased demand on the RCFD.   
 
The Riverside County General Plan EIR states that the target response times may not be met if a rural 
development is located more than 5 miles from a County fire station. The Alternative A response time 
from nearby County fire stations would be the same as the proposed Project and Alternatives B and D. 
Alternative A, as with the proposed Project, would be subject to DIFs. The Project site is located within 3 
miles of a fire station that is expected to meet the target response time set forth in the General Plan, but 
slightly exceeds the 2 mile/4 minute standard cited by Riverside County Fire Department. 
 
As noted in Section 2.17, the Fire Department is considering the construction of an additional fire station 
in the Project vicinity, which will enhance the provision of fire services to the Project and the surrounding 
area. As with the proposed Project, Alternative A would be required to fund its fair-share of additional fire 
protection facilities through payment of the applicable DIF, which will provide funding for the new fire 
station, expansion of existing fire stations, and/or additional fire response equipment to ensure that 
acceptable service ratios and response times are maintained. Alternative A funding of additional fire 
services and facilities may also include participation in a Communities Facilities District, Enhanced 
Infrastructure Finance District, or similar funding mechanisms. 
 
Based in the above, impacts to fire protection services associated with implementation of Alternative A 
would be less than significant and comparable to the proposed Project.  
 
Sheriff Services 
The higher number of residential units and additional commercial space under Alternative A could 
generate more demand for the County Sheriff’s Department than the proposed Project. The service 
standard for the Sheriff’s Department, according to the County’s General Plan EIR, is a staffing ratio of 
1.5 sworn officers per 1,000 residents. Buildout of Alternative A could result in up to 4,045 residents, 
requiring an additional 6 sworn officers to maintain the County’s service standard.2  
 
The higher land use intensity under Alternative A would result in proportionately larger contributions to 
the County DIF for criminal justice facilities. It would also result in more contributions to the County’s tax 
revenues, including via the public safety sales tax (Prop. 172), which could be allocated towards 
increases in the Sheriff’s Department budget. 
 
As with the proposed Project, Alternative A would not be expected to require new or physically altered 
facilities for the Sheriff’s Department. Impacts would therefore be less than significant and comparable 
to the proposed Project.  
 

 
2  (4,045/1,000) *1.5= 6.07 
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Schools 
Given that Alternative A proposes the development of more dwelling units than the proposed Project, it 
would generate proportionally more demand for school resources. As described for the proposed Project 
in Section 2.17.6, only the estate housing, medium density housing, and resort condominiums are 
expected to result in the formation of permanent households, including students. Based on up to 388 
estate residential units, 605 attached single family homes, and 505 resort condominiums, Alternative A 
would generate approximately 1,498 households. Table 3.17-2 shows the estimated number of students 
that could result from Alternative A based on the student generation rates provided by the CVUSCD.  

Table 3.17-2 
Alternative A Projected Student Generation at Buildout 

School Level Generation Factor per 
Dwelling Unit 

Student Generation at 
Alternative A Buildout 

Elementary School (Grades K-6) 0.2942 441 
Middle School (Grades 7-8) 0.0849 127 
High School (Grades 9-12) 0.1742 261 

Total 0.5533 829 
Source: “Fee Justification Study for New Residential and Commercial/Industrial Development” prepared by Coachella 
Valley Unified School District, November 2022.  

As shown in the table above, Alternative A could result in the generation of approximately 829 additional 
students from kindergarten to grade 12. Based on growth forecasts provided by SCAG, CVUSD is 
planning for an additional 9,052 new students in the District by 2045. Alternative A could result in the 
generation of 352 more students than the proposed Project, but would still only represent approximately 
9% of the growth in student population anticipated by CVUSD by 2045. Furthermore, in the fall of 2022, 
the school district had a surplus capacity of 4,507 students. The number of students potentially generated 
by Alternative A at full buildout would represent only 18% of this existing surplus capacity.  

CVUSD charges a school impact fee of $4.79 per square foot of new residential development and $0.78 
per square foot of new commercial development. The higher intensity of land uses proposed under 
Alternative A would contribute proportionately more than the proposed Project to the school impact fee 
fund. As discussed in Section 2.17.6, the CVUSD Fee Justification Study determined that the forecasted 
growth in the student population would exceed the funding currently available to the District. Therefore, 
while CVUSD may need to increase fees or find additional funding sources as population growth occurs 
within the District’s boundaries, the existing surplus in capacity suggests that the students generated by 
Alternative A could be accommodated without the construction or alteration of school facilities. Impacts 
would therefore be less than significant and considered comparable to the proposed Project.  

Libraries 
The American Library Association suggests that an appropriate service level for library facilities and 
catalogues should be at a rate of 0.5 square foot of library space and 2.5 volumes per capita. Based on 
the 2010 count of 681,117 registered borrowers, the Riverside County Library System provides 
approximately 0.49 square feet of facilities space and approximately 1.9 volumes per borrower.3 
Alternative A could generate an estimated 1,254 additional borrowers to the library system, which is 505 
more borrowers than would be generated by the Project.4 As noted in the proposed Project discussion in 
Section 2.17.6, demand for library services and resources has declined with increasing internet access. 

3 According to the Riverside County General Plan EIR (2015). The General Plan EIR calculated the library’s 
service level based on per capita service for the number of registered borrowings in the system, not the total 
population of the County. 

4 4,045 residents of Alternative A x 0.31 = 1,253.95 new borrowers.  
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Nonetheless, the potential increase in demand from Alternative A would be offset in part by payment of 
the County’s DIF of $179 per single family residential dwelling unit for library construction, and $57 per 
single-family dwelling unit for library books and media. Given that the subject site is within approximately 
5 miles of two existing libraries, additional facilities are likely not needed. Impacts would be less than 
significant and comparable to the proposed Project. 
 
Health Services 
The subject site is within approximately 8 miles of the John F. Kennedy (JFK) Memorial Hospital in Indio, 
and 5 miles from a full-service medical clinic in Mecca. Based on the hospital bed demand generation 
factor provided in the County General Plan EIR, Alternative A could result in demand for 8 additional 
hospital beds at local facilities.5 EIR No.521 for the 2015 County General Plan provided mitigation 
measures requiring the County to conduct period medical needs assessments to evaluate the demand 
and level of service being provided, and to fund new or expanded medical facilities based on the results 
of the assessment. These measures would ensure that any unmet demand for medical facilities induced 
by Alternative A could be identified and addressed. If additional facilities are eventually required, the 
environmental impacts of that development would be assessed on a project-by-project basis. Overall, the 
impact of Alternative A related to health services would be less than significant and comparable to the 
proposed Project.   
 
Alternative B – Low Density Residential Alternative 
 

Fire Services 
Alternative B proposes a lower land use intensity than the Project, and thus could generate less demand 
for RCFD services. As shown in Table 3.17-1, development under Alternative B would result in up to 888 
residential units, up to 175,000 square feet of commercial space, and up to 150 hotel rooms. Buildout of 
these land uses could result in approximately 1,048 residents and 925 employees on the subject site. 
Alternative B would result in less built area and fewer site occupants requiring fire protection services 
than would result from the proposed Project. As with the proposed Project, Alternative B would be subject 
to the County’s DIF fees for fire protection.  
 

The Riverside County 2015 General Plan EIR states that the target response times may not be met if a 
rural development is located more than 5 miles from a County fire station. The Alternative B response 
time from nearby County fire stations would be the same as the proposed Project and Alternatives A and 
D. Alternative B, as with the proposed Project, would be subject to DIFs. The Project site is located within 
3 miles of a fire station that is expected to meet the target response time set forth in the General Plan, 
but slightly exceeds the 2 mile/4 minute standard cited by Riverside County Fire Department. 
 
As noted in Section 2.17, the Fire Department is considering the construction of an additional fire station 
in the Project vicinity, which will enhance the provision of fire services to the Project and the surrounding 
area. As with the proposed Project, Alternative A would be required to fund its fair-share of additional fire 
protection facilities through payment of the applicable DIF, which will provide funding for the new fire 
station, expansion of existing fire stations, and/or additional fire response equipment to ensure that 
acceptable service ratios and response times are maintained. Alternative A funding of additional fire 
services and facilities may also include participation in a Communities Facilities District, Enhanced 
Infrastructure Finance District, or similar funding mechanisms. 
 
Based in the above, impacts to fire protection services associated with implementation of Alternative B 
would be less than significant and comparable to the proposed Project.  
 
 

 
5  (4,045 residents / 1,000) x 1.9 hospital bed demand generation factor = 7.69 
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Sheriff Services 
Alternative B proposes fewer residential units and less commercial space than the proposed Project and 
according would be expected to generate less demand for County Sheriff’s services. Based on the service 
standard for the Sheriff’s Department of 1.5 sworn officers per 1,000 residents, buildout of Alternative B 
could generate 1,048 residents, requiring an additional 2 sworn officers to maintain the County’s service 
standard.6  
 
Alternative B would be subject to the County DIF for criminal justice facilities, though contributions would 
be proportionally lower than the fees required from the proposed Project. Alternative B would also result 
in lower tax revenues for the County, including the public safety sales tax (Prop. 172), which could be 
allocated towards increases in the Sheriff’s Department budget. 
 
As with the proposed Project, Alternative B would not be expected to require the provision of new or 
physically altered facilities for the Sheriff’s Department. Impacts would therefore be less than significant 
and comparable to the proposed Project.  
 
Schools 
Alternative B would result in fewer dwelling units than the proposed Project, and thus would be expected 
to generate less demand for school resources. As described for the proposed Project in Section 2.17.6, 
only the proposed estate housing, medium density housing, and resort condominiums are expected to 
result in the formation of permanent households, including students. Based on up to 39 estate residential 
units, 139 attached single-family homes, and 210 resort condominiums, Alternative B would generate 
approximately 388 households. Table 3.17-3 shows the estimated number of students that could result 
from Alternative B based on the student generation rates provided by the CVUSCD.  
 

Table 3.17-3: Alternative B Projected Student Generation at Buildout 
School Level Generation Factor per 

Dwelling Unit 
Student Generation at 
Alternative B Buildout 

Elementary School (Grades K-6) 0.2942 114 
Middle School (Grades 7-8) 0.0849 33 
High School (Grades 9-12) 0.1742 68 

Total 0.5533 215 
Source: “Fee Justification Study for New Residential and Commercial/Industrial Development” prepared by Coachella Valley Unified 
School District, November 2022.  

 
 
As shown in the table above, Alternative B could result in the generation of approximately 215 additional 
students from kindergarten to grade 12. Based on growth forecasts provided by SCAG, CVUSD is 
planning for an additional 9,052 new students in the District by 2045. Alternative B would result in the 
generation of 262 fewer students than the proposed Project, representing only approximately 2.4% of the 
growth in student population anticipated by CVUSD by 2045.  
 
Alternative B would be subject to the CVUSD school impact fee of $4.79 per square foot of new residential 
development and $0.78 per square foot of new commercial development. This would help offset the 
modest increase in student population potentially resulting from this alternative. Overall, it is expected 
that the estimate 215 students generated by Alternative B could be accommodated by CVUSD without 
the construction or alteration of school facilities. Impacts would therefore be less than significant and 
comparable to the proposed Project.  
 

 
6  (1,048/1,000) *1.5= 1.57 
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Libraries 
Alternative B could generate an estimated 325 additional borrowers to the library system, which is 424 
fewer borrowers than would be generated by the proposed Project.7 It is expected that the potential 
increased demand on the Riverside County Library System as a result of Alternative B would be offset in 
part by payment of the County’s DIF of $179 per single family residential dwelling unit for library 
construction, and $57 per single family dwelling unit for library books and media. Given that the subject 
site is within approximately 5 miles of two existing libraries, additional facilities are likely not needed. The 
impact of Alternative B on libraries would be less than significant and comparable to the proposed Project. 
 
Health Services 
As previously stated, the subject site is within approximately 8 miles of the John F. Kennedy (JFK) 
Memorial Hospital in Indio, and 5 miles from a full-service medical clinic in Mecca. Alternative B could 
result in demand for 2 additional hospital beds at local facilities, based on the hospital bed demand 
generation factor provided in the County General Plan EIR (No.521).8 As such, the impact of Alternative 
B related to demand health services would be less than significant and comparable to the proposed 
Project.   
 
Alternative C – No Project Alternatives 
Alternative C proposes no new development. The subject site would remain in its current condition and 
would continue to operate as cropland. These conditions would not generate any new demand for fire 
services, sheriff services, schools, libraries, or health services. Overall, Alternative C would have no 
impact to public services.  
 
Alternative D – No Retail Commercial Center or Resort Uses 
 

Fire Services 
Alternative D proposes a lower land use intensity than the Project, and thus could generate less demand 
for RCFD services. As shown in Table 3.17-1, development under Alternative D would result in up to 
1,022 residential units and up to 85,000 square feet of commercial and office space. Buildout of these 
land uses could result in up to 2,759 residents and 300 employees on the subject site. Alternative D 
would result in less built area and fewer site occupants requiring fire protection services than would result 
from the proposed Project. As with the proposed Project, Alternative D would be subject to the County’s 
DIF fees for fire protection.  
 

The Riverside County 2015 General Plan EIR states that the target response times may not be met if a 
rural development is located more than 5 miles from a County fire station. The Alternative D response 
time from nearby County fire stations would be the same as the proposed Project and Alternatives A and 
B. Alternative D, as with the proposed Project, would be subject to DIFs. The Project site is located within 
3 miles of a fire station that is expected to meet the target response time set forth in the General Plan, 
but slightly exceeds the 2 mile/4 minute standard cited by Riverside County Fire Department. 
 
As noted in Section 2.17, the Fire Department is considering the construction of an additional fire station 
in the Project vicinity, which will enhance the provision of fire services to the Project and the surrounding 
area. As with the proposed Project, Alternative D would be required to fund its fair-share of additional fire 
protection facilities through payment of the applicable DIF, which will provide funding for the new fire 
station, expansion of existing fire stations, and/or additional fire response equipment to ensure that 
acceptable service ratios and response times are maintained. Alternative D funding of additional fire 
services and facilities may also include participation in a Communities Facilities District, Enhanced 
Infrastructure Finance District, or similar funding mechanisms. 

 
7  1,048 residents of Alternative B * 0.31 =  324.88 new borrowers.  
8  (1,048 residents / 1,000) *1.9 hospital bed demand generation factor = 1.99 
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Based in the above, impacts to fire protection services associated with implementation of Alternative D 
impacts to fire protective services would be less than significant and comparable to the proposed Project.  
 

Sheriff Services 
Alternative D proposes fewer residential units and substantially less commercial space than the proposed 
Project and accordingly would be expected to generate less demand for County Sheriff’s services. Based 
on the service standard for the Sheriff’s Department of 1.5 sworn officers per 1,000 residents, buildout of 
Alternative D could generate 2,759 residents, requiring an additional 2 sworn officers to maintain the 
County’s service standard.9  
 

Alternative D would be subject to the County DIF for criminal justice facilities, though contributions would 
be proportionally lower than the fees required from the proposed Project. Alternative D would also result 
in substantially lower tax revenues for the County, including the public safety sales tax (Prop. 172), which 
could be allocated towards increases in the Sheriff’s Department budget. 
 

As with the proposed Project, Alternative D would not be expected to require the provision of new or 
physically altered facilities for the Sheriff’s Department. Impacts would therefore be less than significant 
and comparable to the proposed Project.  
 
Schools 
Alternative D would result in fewer dwelling units than the proposed Project, and thus would be expected 
to generate less demand for school resources. As described for the proposed Project in Section 2.17.6, 
only the proposed estate housing a medium density housing are expected to result in the formation of 
permanent households, including students. Based on up to 132 estate residential units and 390 attached 
and detached single-family homes, Alternative D would generate approximately 522 households. Table 
3.17-4 shows the estimated number of students that could result from Alternative B based on the student 
generation rates provided by the CVUSCD.  
 

Table 3.17-4: Alternative D Projected Student Generation at Buildout 
School Level Generation Factor per 

Dwelling Unit 
Student Generation at 
Alternative B Buildout 

Elementary School (Grades K-6) 0.2942 154 
Middle School (Grades 7-8) 0.0849 44 
High School (Grades 9-12) 0.1742 91 

Total 0.5533 289 
Source: “Fee Justification Study for New Residential and Commercial/Industrial Development” prepared by Coachella Valley Unified 
School District, November 2022.  

 
As shown in the table above, Alternative D could result in the generation of approximately 289 additional 
students from kindergarten to grade 12. Based on growth forecasts provided by SCAG, CVUSD is 
planning for an additional 9,052 new students in the District by 2045. Alternative D would result in the 
generation of 188 fewer students than the proposed Project, representing approximately 2.0% of the 
growth in student population anticipated by CVUSD by 2045.  
 
Alternative D would be subject to the CVUSD school impact fee of $4.79 per square foot of new residential 
development and $0.78 per square foot of new commercial development. This would help offset the 
modest increase in student population potentially resulting from this alternative. Overall, it is expected 
that the estimate 289 students generated by Alternative D could be accommodated by CVUSD without 
the construction or alteration of school facilities. Impacts would therefore be less than significant and 
comparable to the proposed Project.  

 
9  (1,022/1,000) *1.5 = 1.53 
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Libraries 
Alternative B could generate an estimated 855 additional borrowers to the library system, which is 424 
fewer borrowers than would be generated by the proposed Project.10 It is expected that the potential 
increased demand on the Riverside County Library System as a result of Alternative D would be offset 
in part by payment of the County’s DIF of $179 per single family residential dwelling unit for library 
construction, and $57 per single family dwelling unit for library books and media. Given that the subject 
site is within approximately 5 miles of two existing libraries, additional facilities are likely not needed. The 
impact of Alternative D on libraries would be less than significant and comparable to the proposed Project. 
 
Health Services 
As previously stated, the subject site is within approximately 8 miles of the John F. Kennedy (JFK) 
Memorial Hospital in Indio, and 5 miles from a full-service medical clinic in Mecca. Alternative D could 
result in demand for 2.76 additional hospital beds at local facilities, based on the hospital bed demand 
generation factor provided in the County General Plan EIR (No.521).11 As such, the impact of Alternative 
D related to demand health services would be less than significant and comparable to the proposed 
Project.   
 
 

3.17.4 Mitigation Measures 
 
Alternative A, B, and D would all have less than significant impacts on public services with payment of 
applicable DIF. Alternative C would generate no new demand for public services. No mitigation measures 
are required for any of the “build” alternatives nor for Alternative C. 

 
 

3.17.5 Environmental Superior Alternative 
 
Alternative C would have no impact on public services but also would not achieve any of the Project 
objectives. Alternative A, B and would achieve some of the Project objectives and would have less than 
significant impacts related to public services. Given that the DIF and sales tax that would be generated 
by each “build” alternative is proportionate to the amount of development, Alternatives A, B and D. as 
well as  the proposed Project, all are considered to have equivalent, less than significant impacts with 
respect to public services and facilities.   

 
10  2,759 residents of Alternative D * 0.31 =  324.88 new borrowers.  
11  (2,759 residents / 1,000) *1.9 hospital bed demand generation factor = 2.76 
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3.18 Recreational Resources 
 

3.18.1 Introduction 
 
The following section analysis the potential impacts of the Project alternatives on parks, recreational 
facilities, and trails. The planning area is located within the Coachella Valley which provides a wide range 
of recreational opportunities to residences and visitors. The analysis considers whether and to what 
extent buildout of the alternatives and their associated populations would have on these local and 
regional parks and other recreational facilities. 
 

3.18.2 Existing Conditions 
 
The Quimby Act and Riverside County Ordinance No. require subdivision projects to provide for the 
dedication of land or the payment of in-lieu fees or dedicate parkland at the rate of three acres for every 
one thousand residents residing within the county or, if the amount of existing neighborhood and 
community park area exceeds that limit, five acres per thousand residents.  
 
The subject site is located within the service area of the Desert Recreation District, which provides 
recreational services to the Greater Coachella Valley. District facilities in the vicinity include the 
Bagdouma Park Community Center in Coachella, the Mecca Community Center and Pool at 65-250 
Cahuilla Street in Mecca, and the Indio Community Center located at 45-871 Clinton Street in Indio. 
 
Local and regional park and open space and recreational resources include Lake Cahuilla Veterans 
County Park and the Santa Rosa and San Jacinto National Monument. These parks also provide access 
to an extensive network of trails. 
 
The Circulation Element of the Riverside County General Plan calls for trails along the perimeter of the 
subject property. Class 1 Bike Paths are proposed for Avenue 62, Harrison Street, Tyler Street, Avenue 
63, as well as a segment running north-south from the mid-points of Avenue 62 and 63. The County 
General Plan also proposes a Combination Trail (Regional Trail / Class 1 Bike Path) along Avenue 64, 
the southern frontage of the subject site.  
 
Please see Section 2.18 for a detailed description of the regulatory framework and existing conditions 
relating to recreational resources in the planning area.    
 
 

3.18.3 Alternatives Impact Analysis 
 
Parks and Recreation 

a) Include recreational facilities or require the construction or expansion of recreational 
facilities which might have an adverse physical effect on the environment? 

b) Increase the use of existing neighborhood or regional parks or other recreational facilities 
such that substantial physical deterioration of the facility would occur or be accelerated? 

c) Be located within a Community Service Area (CSA) or recreation and park district with a 
Community Parks and Recreation Plan (Quimby fees)? 

 
Recreational Trails 

a) Include the construction or expansion of a trail system? 
 
Alternative A – Increased Intensity Mixed Use Alternative 
Alternative A proposes a mix of land uses similar to the proposed Project, but with additional residential 
units and commercial space.  
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Parks and Recreation 
Alternative A would provide the same equestrian center (PA-1) as planned for in the proposed Project, 
including open fields, pastures, riding trails, event arenas, and equestrian rings. As with the proposed 
Project, Alternative A would provide neighborhood-scale open space and recreational amenities such as 
parks, clubhouses, trails, and multi-modal paths in the recreational planning areas, and would permit 
recreational facilities in the commercial planning areas. Given the increased land use intensity proposed 
by Alternative A, the exact quantity of on-site parks and recreational amenities that would be provided 
may vary from the proposed Project; however, the environmental impacts associated with the 
development of these facilities would be limited to the on-site impacts already addressed throughout this 
EIR.   
 
Various public parks, recreation facilities and trails exist in the vicinity of the subject site that would be 
accessible for use by residents and visitors of the proposed development. As discussed in greater detail 
in Section 3.16, based on an average household size of 2.7 persons, the 388 estate homes, 605 attached 
single-family houses, and 505 resort condos could result in an on-site population of approximately 4,045 
residents. These residents, as well as population growth induced by on-site jobs, and tourists visiting the 
site, would have the potential to increase demand on existing parks, trails, and recreational facilities.  
 
Given that Alternative A provides approximately 45% more dwelling units than the proposed Project, it 
would contribute proportionately more to the acquisition of new parkland, as required by County 
Ordinance No.460. Based on the DIF of $300 per single-family residential dwelling unit for regional parks, 
and $185 per single-family residential dwelling for regional trails1 for areas covered by the Eastern 
Coachella Area Plan, Alternative A would also be required to pay proportionally higher fees towards 
regional parks and trails: $297,900 for regional parks and $183,705 for regional trails.  
 
The open space, recreational facilities, and trails included as part of  the proposed development ensures 
that Alternative A would not result in significant increases in use of existing park and recreation lands and 
facilities. However, the provision of public parkland or payment of an in-lieu fee, as required by Ordinance 
No.460, and payment of DIFs for regional parks and recreational trails, would help to offset any increased 
demand on existing facilities. Overall, the provision of on-site facilities and payment of the applicable fees 
would ensure that Alternative A would result in less than significant impacts to parks and recreation 
facilities.  
 
Recreational Trails 
Alternative A would provide the same expansions to the regional trail system as the proposed Project. 
Consistent with the trails proposed in the Circulation Element of the Riverside County General Plan, 
Alternative A would provide Class 1 Bike Paths along Avenue 62, Harrison Street, and Tyler Street, as 
well as the Combination Trail along Avenue 64. As with the proposed Project, Alternative A would include 
a General Plan Circulation Element amendment to remove the interior trails that the County proposes 
would run north-south from the mid-points of Avenue 62 and 63. These are internal to the subject property 
and their elimination would have a less than significant impact on area trails. 
 
Given that development of the Alternative A would include roadway improvements and is expected to 
disturb the entire site, construction of the perimeter public trails and open space would generate no 
additional environmental impacts beyond what is already accounted for throughout this EIR. Alternative 
A, as with the Project, is thus anticipated to have less than significant impacts related to trails.  
Overall, Alternative A’s impacts to parks and recreational facilities would be comparable to the proposed 
Project and would be less than significant.  

 
1  As provided by County Ordinance No. 659.  
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Alternative B – Low Density Residential Alternative 
 
Alternative B proposes a similar mix of land uses as the proposed Project, but with fewer residential units 
and commercial space.  
 
Parks and Recreation 
Alternative B would provide the same equestrian center as proposed by the proposed Project, including 
open fields, pastures, riding trails, event arenas, and equestrian rings. As with the proposed Project, 
Alternative B would also provide neighborhood scale open space and recreational amenities such as 
parks, clubhouses, trails, and golf-cart paths in the recreational planning areas, and would permit 
recreational facilities in the commercial planning areas. Given the decreased land use intensity proposed 
for Alternative B, addition open space, relative to the proposed Project, could potentially be provided on-
site. The environmental impacts associated with the development of these facilities would be limited to 
the on-site impacts already addressed throughout this EIR.   
 
Various public parks, recreation facilities and trails exist in the vicinity of the subject site. These facilities 
would be accessible by residents and visitors of the proposed development. As discussed in greater 
detail in Section 3.16, based on an average household size of 2.7, the 39 estate houses, 139 attached 
single-family houses, and 210 resort condos could result in an on-site population of approximately 1,048 
residents. This represents approximately 55% fewer residents than the proposed Project. Given that the 
proposed Project was determined to have less than significant impacts on existing parks and recreational 
facilities, the reduced residential density proposed by Alternative B would contribute even less demand 
to these facilities.  
 
As with the Project, Alternative B would also be required to provide new public parkland or pay an in-lieu 
fee pursuant to County Ordinance No.460, and would be required to pay the DIF fee of $300 per single-
family residential dwelling unit for regional parks, and $185 per single family residential dwelling for 
regional trails.2 
 
Overall, the open space, recreational facilities, and trails within the proposed development suggests that 
Alternative B would not result in significant increases to the use of existing facilities such that physical 
deterioration would be accelerated or that new or expanded off-site parks and recreational facilities would 
be required. However, the provision of public parkland or payment of an in-lieu fee, as required by 
Ordinance No.460, and payment of DIFs for regional parks and recreational trails, would help to offset 
any increased demand on existing facilities. Alternative B would therefore result in less than significant 
impacts to parks and recreation facilities and would be comparable to the proposed Project.  
 
Recreational Trails 
Alternative B would provide the same expansions to the regional trail system as the proposed Project. 
Consistent with the trails plan set forth in the Circulation Element of the Riverside County General Plan, 
Alternative B would provide Class 1 Bike Paths along Avenue 62, Harrison Street, and Tyler Street, as 
well as the Combination Trail along Avenue 64. The proposed development would include a General 
Plan Circulation Element amendment to remove the interior mid-section trails the County delineates 
within the subject property. The construction of the perimeter trails would have no environmental impacts 
beyond what is already accounted for throughout this EIR. Alternative B, as with the Project, is thus 
anticipated to have less than significant impacts related to trails.  
 
Overall, Alternative B’s impacts to parks and recreational facilities would be comparable to the proposed 
Project and would be less than significant.  

 
2  As provided by County Ordinance No. 659 for areas covered by the Eastern Coachella Valley Area Plan.  
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Alternative C – No Project Alternative 
Alternative C proposes no development and would instead maintain the existing agricultural operations. 
Overall, Alternative C would not contribute demand for parks, recreational facilities, or trails, nor would it 
result in any environmental impacts associated with the construction or expansion or such facilities. There 
would be no impacts.  
 
Alternative D – No Retail Commercial Center or Resort Uses 
Alternative D proposes a similar mix of land uses as the proposed Project, but with fewer residential units 
and substantially less commercial space. In addition, no resort hotel would be developed. 
 

Parks and Recreation 
Alternative D would provide the same equestrian center as proposed by the proposed Project, including 
open fields, pastures, riding trails, event arenas, and equestrian rings. As with the proposed Project, 
Alternative D would also provide neighborhood scale open space and recreational amenities such as 
parks, clubhouses, trails, and golf-cart paths in the recreational planning areas. Given the decreased 
land use intensity proposed for Alternative D, addition open space, relative to the proposed Project, could 
potentially be provided on-site. The environmental impacts associated with the development of these 
facilities would be limited to the on-site impacts already addressed throughout this EIR.   
 

Various public parks, recreation facilities and trails exist in the vicinity of the subject site. These facilities 
would be accessible by residents and visitors of the proposed development. As discussed in greater 
detail in Section 3.16, based on an average household size of 2.7, the 132 estate house, 139 attached 
and detached single-family houses, and 300 to 500 units of work force housing, Alternative D would result 
in an on-site population of approximately 2,759 full- and part-time residents. This represents 
approximately 17% to 31% fewer residents than the proposed Project. Given that the proposed Project 
was determined to have less than significant impacts on existing parks and recreational facilities, the 
reduced residential density proposed by Alternative D would contribute even less demand to these 
facilities.  
 

As with the Project, Alternative D would also be required to provide new public parkland or pay an in-lieu 
fee pursuant to County Ordinance No.460, and would be required to pay the DIF fee of $300 per single-
family residential dwelling unit for regional parks, and $185 per single-family residential dwelling for 
regional trails.3 
 

Overall, the open space, recreational facilities, and trails within the proposed development suggests that 
Alternative D would not result in significant increases to the use of existing facilities such that physical 
deterioration would be accelerated or that new or expanded off-site parks and recreational facilities would 
be required. However, the provision of public parkland or payment of an in-lieu fee, as required by 
Ordinance No.460, and payment of DIFs for regional parks and recreational trails, would help to offset 
any increased demand on existing facilities. Alternative D would therefore result in less than significant 
impacts to parks and recreation facilities and would be comparable to the proposed Project.  
 
Recreational Trails 
Alternative D would provide the same expansions to the regional trail system as the proposed Project. 
Consistent with the trails plan set forth in the Circulation Element of the Riverside County General Plan, 
Alternative D would provide Class 1 Bike Paths along Avenue 62, Harrison Street, and Tyler Street, as 
well as the Combination Trail along Avenue 64. The proposed development would include a General 
Plan Circulation Element amendment to remove the interior mid-section trails the County delineates 
within the subject property. The construction of the perimeter trails would have no environmental impacts 
beyond what is already accounted for throughout this EIR. Alternative D, as with the proposed Project, is 
thus anticipated to have less than significant impacts related to trails.  

 
3  As provided by County Ordinance No. 659 for areas covered by the Eastern Coachella Valley Area Plan.  
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Overall, Alternative D’s impacts to parks and recreational facilities would be comparable to the proposed 
Project and would be less than significant.  
 
 

3.18.4 Mitigation Measures 
 
None of the Project alternatives would have significant impacts related to parks, recreational facilities, or 
trails with payment of applicable DIF and Quimby Fees. No mitigation is required.  
 
 

3.18.5 Environmental Superior Alternative 
 
Alternative C would not increase demand on existing parks, recreation facilities, or trails, nor would it 
provide any such facilities. While this alternative would have no impacts, it also would not achieve any of 
the Project objectives or provide any trails or recreational amenities to benefit the surrounding community. 
 
Alternatives A, B and D would provide open space, recreational facilities, and trails on-site, and would 
achieve some of the Project objectives. As with the proposed Project, the “build” alternatives would also 
contribute funding for the County’s future acquisitions for parks and trails, and would overall have less 
than significant impacts related to recreational resources. These impacts are considered comparable, 
and none of the alternatives would substantially reduce or avoid any impacts relating to parks and 
recreational facilities.   
  



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Section 3 Project Alternatives 
 

 
Riverside County 3.19-1 Thermal Ranch Specific Plan EIR 

3.19 Transportation and Traffic 
 
3.19.1 Introduction 
 
This section of the EIR analyzes the potential impacts associated with alternatives to the proposed Project 
based on regional and local transportation conditions, County transportation policy and regulatory 
standards. It briefly describes existing conditions of the local transportation network and traffic volumes 
in the planning area and analyzes the potential impacts of the project alternatives on the surrounding 
transportation system and future long-term traffic conditions. As with the proposed Project, it is assumed 
that the objectives, standards and guidelines set forth in the proposed Thermal Ranch Specific Plan and 
associated applications are also applicable to the alternative projects. Therefore, the following analysis 
briefly quantifies trip generation associated with each alternative and how each relates to County LOS 
policy. The analysis also qualitatively evaluates how alternative projects and modes of transportation, 
such as bike lanes, public transit, and multi-modal facilities will affect local levels of service and vehicle 
miles traveled. 
 
3.19.2 Existing Conditions 
 
The subject property is located in a rural but urbanizing area of the eastern Coachella Valley, which is 
well-served by two state highways (Highway 111 and Highway 86) and a variety of area-wide arterial 
roadways of varying classification and levels of improvement. The US Interstate-10 (I-10) freeway is the 
major transportation corridor serving the Coachella Valley. Highway 111 is approximately 3.5 miles east 
of the site and extends from its junction with I-10 west of Palm Springs southeasterly into Imperial County. 
The Highway 86 Expressway extends from its junction with I-10 about 8.0 miles north of the project site 
and continues south, passing approximately 3.25 miles east of the site.  
 

The Project traffic analysis studied 32 intersections and several roadway segments in the Specific Plan 
area (see Exhibit 2.19-1). Appendix K describes existing (2023) intersection operations at the studied 
intersections and shows that all are currently operating at an acceptable LOS (County Standard: LOS C 
or better) during the peak hours with the exception of Chavez and 52 Ave (in the City of Coachella), which 
is operating at LOS D in both the AM and PM peak hours. All other Project area intersections are 
operating at LOS C or better.  
 

The Project area is currently served by Sunline Transit Agency (Sunline), a public transit agency serving 
the Coachella Valley within Riverside County. Based on a review of the existing transit routes within the 
vicinity of the Project, Sunline Route 8 runs along Cesar Chavez Street/Harrison Street, Avenue 54, 
Shady Lane, Airport Boulevard, Highway 86, and Avenue 62. Sunline Route 9 provides service along 
Avenue 66, Harrison Street, and Pierce Street. 
 
3.19.3 Alternatives Impact Analysis 
 
On a categorical basis, the following describes the potential impacts associated with the implementation 
of alternatives to the proposed Project at Project Buildout (2032). To compare the traffic characteristics 
of the proposed Project and the Project Alternatives, trip generation statistics published in the Institute of 
Transportation Engineers (ITE) Trip Generation (11th Edition, 2021) manual are utilized.1 As for the 
proposed Project analysis, Specialty Retail from San Diego Association of Governments (SANDAG) and 
equestrian – horse park rates derived from data collected at the existing Desert International Horse Show 
are used in the alternatives analysis. 

 
1   Institute of Transportation Engineers (ITE) Trip Generation (11th Edition, 2021). ITE trip generation rates for 

Single Family Detached Residential (Code 210), Condominiums (Code 220), Single Family Attached (Code 
215), Modular Homes (Workforce Housing, Code 223), Hotel (Code 310), RV Park (Code 416), General Office 
Building (Code 710) and Commercial Retail (40- 150 TSF, Code 821) are used. 
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Level of Service (LOS) 
As discussed in Section 2.19, CEQA no longer directly asks whether a project will result in unacceptable 
levels of service, However, General Plan policy does explicitly set forth LOS targets for different parts of 
the County, including the ECVAP. The potential for project alternatives to conflict with the County LOS 
targets for the Project planning area, are discussed in detail in Appendix K of this Draft EIR and are 
summarized below. The following discussion summarizes measures of LOS acceptability. Section 2.19.6 
summarizes the impact analysis, which is described in greater detail in Appendix K and Appendix M of 
this EIR. 
 
 
Transportation  
 

a) Conflict with a program, plan, ordinance, or policy addressing the circulation system, 
including transit, roadway, bicycle, and pedestrian facilities? 

 
Alternative A – Increased Intensity Mixed-Use Alternative 
As with the proposed Project, Alternative A would construct or contribute its fair share to the construction 
of roadway and intersection improvements in accordance with the standards, classifications and policies 
established by the County in the General Plan Circulation Element. For all phases of development and 
for Horizon Year 2045, all intersections would operate at LOS D or better. One area of potential conflict 
is with the LOS C operating target set forth for the planning area in the Circulation Element, which is 
summarized below and discussed in detail in Appendix M. 
 
The TIA Alternatives comparison analysed Alternative A weekday trip generation rates and resulting trip 
generation summary. Alternative A is anticipated to generate a net total of 25,916 external trip-ends per 
day on a typical weekday with 1,328 external vehicles per hour (VPH) during the weekday AM peak hour 
and 1,801 external VPH during the weekday PM peak hour. The analysis also indicates that Project 
Alternative A is anticipated to generate a net total of 29,031 external trip-ends per day on a typical 
Saturday with 18,647 external trip-ends per day on a typical Sunday with 1,948 external vehicles per hour 
(VPH) during the Saturday AM peak hour and 1,927 external VPH during the Sunday PM peak hour. 
 
Compared to the proposed Project, Alternative A would generate the following trip volumes: 

-  6,977 more external weekday trip-ends per day, 328 more AM peak hour external trips, and 408 
more PM peak hour external trips. 

-  7,508 more external Saturday trip-ends per day, 4,652 more external Sunday tripends per day, 
418 more Saturday AM peak hour external trips, and 520 more Sunday PM peak hour external 
trips. 

 
General Plan LOS Policies 
The County General Plan identifies differing target levels of service (operational LOS), with LOS D being 
the most common. However, Circulation Element Policy C 2.1 sets forth alternative LOS targets for 
different geographic locations, including the area encompassed in the ECVAP where the target LOS is 
C. (see Appendix M). 
 
As cited in Section 2.19.3, the County General Plan (Policy C 2.1) allows the Board of Supervisors to 
make findings and approve development projects in instances where the target LOS is exceeded if the 
project has overriding benefits such as new jobs in a local area, transportation improvements that 
otherwise would not be constructed, non-motorized transportation systems, or projects that provide some 
unique benefits to the County which outweigh the traffic deficiencies provided that operational 
improvements are provided to the extent economically feasible.  
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Based on the numerous benefits that could result from development of Alternative A, the Board of 
Supervisors may deem projected Alternative A impacts to be acceptable and consistent with all applicable 
LOS policies. Therefore, with concurrence of the Board of Supervisors, potential Alternative A impacts to 
LOS policy can be determined to be less than significant. Also see the General Plan Consistency 
Requirements set forth in the County Transportation Analysis Guidelines.2  
 
Multi-Modal Facilities 
The Thermal Ranch Specific Plan is designed around an extensive network of multi-modal paths, trails 
and sidewalks that interconnect the various Project planning areas and connects to the County’s regional 
trails network along the streets bounding the Project site. As with the proposed Project, Alternative A 
would restrict motor vehicles from entering the horse park (PA-1) where most transportation will occur by 
means of walking, bicycles, horseback and golf carts. The residential uses (PAs-2, 3, 4 and 5) will have 
access gates that allow non-motorized direct access to connect to all on-site services and facilities. 
 
Project-adjacent trail facilities include multi-modal trails for use by bicycle and pedestrian travelers 
planned along the Project frontage of Harrison Street, Tyler Street, 62nd Avenue, and future 64th Avenue. 
These facilities are part of the County regional trails systems set forth in the ECVAP and will establish 
the backbone for this extensive network of regional trails. Impacts of the Project will be beneficial and no 
significant adverse impacts on bicycle or pedestrian facilities will occur. In summary, Alternative A could 
be found to be consistent with County policies related to the provision of multi-modal transportation 
facilities and impacts in this regard will be less than significant. 
 
Alternative B – Low Density Residential Alternative 
Alternative B (Low Density Residential) is anticipated to generate a net total of 12,212 external trip-ends 
per day on a typical weekday with 666 external vehicles per hour (VPH) during the weekday AM peak 
hour and 924 external VPH during the weekday PM peak hour. Project Alternative B is anticipated to 
generate a net total of 14,277 external trip-ends per day on a typical Saturday with 10,498 external trip-
ends per day on a typical Sunday with 983 external vehicles per hour (VPH) during the Saturday AM 
peak hour and 1,048 external VPH during the Sunday PM peak hour. Compared to the proposed Project, 
Alternative B would generate the following trip volumes: 

-  6,727 fewer external weekday trip-ends per day, 334 more AM peak hour external trips, and 
469 more PM peak hour external trips. 

-  7,246 fewer external Saturday trip-ends per day, 3,497 fewer external Sunday tripends per day, 
547 fewer Saturday AM peak hour external trips, and 359 fewer Sunday PM peak hour external 
trips. 

 
General Plan LOS Policies 
Alternative B would result in levels of service that would be closer to conforming with Circulation Element 
Policy C 2.1. However, it is anticipated that there would still be intersections at Horizon Year 2045 that 
would exceed the LOS C target. As noted in Section 2.19 and for Alternative A, the Board of Supervisors 
can make findings and approve development projects in instances where the target LOS is exceeded if 
the project has overriding benefits such as new jobs in a local area, transportation improvements that 
otherwise would not be constructed, non-motorized transportation systems, or projects that provide some 
unique benefits to the County which outweigh the traffic deficiencies provided that operational 
improvements are provided to the extent economically feasible. Based on the numerous benefits that 
could result from development of Alternative B, the Board of Supervisors may deem projected Alternative 
B impacts to be acceptable and consistent with all applicable LOS policies. Therefore, with concurrence 
of the Board of Supervisors, potential Alternative B impacts to LOS policy can be determined to be less 
than significant.  

 
2  Transportation Analysis Guidelines for Level of Service and Vehicle Miles Traveled, Riverside County 

Transportation Department. December 2020 
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Multi-Modal Facilities 
Alternative B would include the extensive network of multi-modal paths, trails and sidewalks, as does the 
proposed Project, and would interconnect the various Project planning areas and connect to the County’s 
regional trails network along the streets bounding the Project site. As with the proposed Project, 
Alternative B would restrict motor vehicles from entering the horse park (PA-1) where most transportation 
will occur by means of walking, bicycles, horseback riding and golf carts. The residential uses (PAs-2, 3, 
4 and 5) will have access gates that allow non-motorized direct access to connect to all on-site services 
and facilities. 
 
As with the proposed Project, project-adjacent trail facilities would include multi-modal trails for use by 
bicycle and pedestrian travelers planned along the Project frontage of Harrison Street, Tyler Street, 62nd 
Avenue, and future 64th Avenue. These facilities are part of the County regional trails systems set forth 
in the ECVAP and would also establish the backbone for this extensive network of regional trails. Impacts 
of Alternative B will be beneficial and no significant adverse impacts on bicycle or pedestrian facilities will 
occur. In summary, Alternative B could be found to be consistent with County policies related to the 
provision of multi-modal transportation facilities and impacts in this regard will be less than significant. 
 
Alternative C – No Project Alternative 
The results of the Alternative C analysis3 are shown on Table 3.19-1 below. The No Project alternative is 
estimated to generate a net total of 1,183 external trip-ends per day on a typical harvest weekday with 
108 external vehicles per hour (VPH) during the weekday AM peak hour and 125 external VPH during 
the weekday PM peak hour. Alternative C is not analyzed for weekend conditions because agriculture 
traffic on weekends is estimated to be nominal.  
 

Table 3.19-1: Alternative C Trip Generation Weekday Summary 

Alternative D – No Retail Commercial Center or Resort Uses 
Alternative D is anticipated to generate a net total of 10,159 external tripends per day on a typical 
weekday with 766 external vehicles per hour (VPH) during the weekday AM peak hour and 975 external 
VPH during the weekday PM peak hour. Project Alternative D is anticipated to generate a net total of 
12,367 external trip-ends per day on a typical Saturday with 11,013 external trip-ends per day on a typical 
Sunday with 1,032 external vehicles per hour (VPH) during the Saturday AM peak hour and 1,054 

 
3  Alternative C trip generation should be considered conservative and most applicable to the labor and travel-

intensive harvest season. Neither ITE nor SANDAG provide daily or peak hour trip rates for agricultural uses. 
Therefore, trip rates provided in the Orange County Great Park - 688 Acre Park Development Traffic Study - 
July 2014, prepared by LSA Associates has been utilized.  

Agriculture 1 

Agriculture 

Land Use 

Land Use 

ITE LU 

Code 

ITE LU 

Code 

Trip Generation Rates 

Units 2 

Acres 

AM Peak Hour 
In 

0.10 

Out Total 

0.08 0.18 

Trip Generation Results 

Quantity 2 

591.6 Acres 

In 
AM Peak Hour 

Out Total 

ALTERNATIVE C PROJECT TOTAL WEEKDAY EXTERNAL TRIPS 

58 

58 

50 

50 

108 

108 

1 Since ITE does not have daily trip rates for agriculture use, SANDAG's daily trip rate has been utilized. 
SAN DAG and ITE does not provide any peak hour trip rates, therefore trip rates provided in the 

Orange County Great Park - 688Acre Park Development Traffic Study- /u/y 2014. prepared by LSA Associates has been utilized. 
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PM Peak Hour 
In Out Total Daily 

0.08 0.13 0.21 2.00 

PM Peak Hour 
In Out Total Daily 

50 75 125 1,183 

50 75 125 1,183 
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external VPH during the Sunday PM peak hour. With the elimination of commercial land uses in Planning 
Areas 5 and 6, Project Access 1 at Harrison Street (the Left-In/Right-In/Right-Out driveway) could be 
restricted to Right-In/Right-Out only for Alternative D. Compared to the proposed Project, Alternative D 
would generate the following trip volumes: 
 

-  8,780 fewer external weekday trip-ends per day, 234 fewer AM peak hour external trips, and 
418 fewer PM peak hour external trips  

-  9,156 fewer external Saturday tripends per day, 2,982 fewer external Sunday tripends per day, 
498 fewer Saturday AM peak hour external trips, and 353 fewer Sunday PM peak hour external 
trips. 

-  With the elimination of commercial land uses in Planning Areas 5 and 6, Project Access 1 at 
Harrison Street (the Left-In/Right-In/Right-Out driveway) could be restricted to Right-In/Right-
Out only for Alternative D. 

 
General Plan LOS Policies 
Alternative D would result in levels of service that would be closer to conforming with Circulation Element 
Policy C 2.1. However, it is anticipated that there would still be intersections at Horizon Year 2045 that 
would exceed the LOS C target. As noted in Section 2.19 and for Alternative A and B, the Board of 
Supervisors can make findings and approve development projects in instances where the target LOS is 
exceeded if the project has overriding benefits such as new jobs in a local area, transportation 
improvements that otherwise would not be constructed, non-motorized transportation systems, or 
projects that provide some unique benefits to the County which outweigh the traffic deficiencies provided 
that operational improvements are provided to the extent economically feasible. Based on the numerous 
benefits that could result from development of Alternative D, the Board of Supervisors may deem 
projected Alternative D impacts to be acceptable and consistent with all applicable LOS policies. 
Therefore, with concurrence of the Board of Supervisors, potential Alternative D impacts to LOS policy 
can be determined to be less than significant.  
 
Multi-Modal Facilities 
As with the proposed Project, Alternative D would include the extensive network of multi-modal paths, 
trails and sidewalks, would interconnect the various Project planning area and would connect this internal 
network to the County’s regional trails network along the streets bounding the Project site. As with the 
proposed Project, Alternative D would restrict motor vehicles from entering the horse park (PA-1) where 
most transportation will occur by means of walking, bicycles, horseback and golf carts. The residential 
uses (PAs-2, 3 and 4) will have access gates that allow non-motorized direct access to connect to all on-
site services and facilities. 
 
As with the proposed Project, project-adjacent trail facilities would include multi-modal trails for use by 
bicycle and pedestrian travelers planned along the Project frontage of Harrison Street, Tyler Street, 62nd 
Avenue, and future 64th Avenue. These facilities are part of the County regional trails systems set forth 
in the ECVAP and would also establish the backbone for this extensive network of regional trails. Impacts 
of Alternative D will be beneficial and no significant adverse impacts on bicycle or pedestrian facilities will 
occur. In summary, Alternative D could be found to be consistent with County policies related to the 
provision of multi-modal transportation facilities and impacts in this regard will be less than significant. 
 
Environmentally Superior Alternative 
The No Project alternative (Alternative C) is clearly the environmentally superior of all alternatives, and 
Alternative D is superior to the other two “build” alternatives. It should be noted that all three of the “build” 
alternatives are expected or may exceed the General Plan target LOS C performance target, although 
the number of so impacted intersections is expected to be the lowest under the Alternative D scenario.  
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As with the proposed Project, even under the Alternative A scenario, impacts to the Project’s 32 
intersections are expected to be mitigable to LOS D or better operating conditions. Nonetheless, all three 
“build” alternatives will or may violate the County’s LOS C target applicable to projects located within the 
ECVAP planning areas. 
 
 

b) Conflict or be inconsistent with CEQA Guidelines section 15064.3, subdivision (b)? 
 
Alternative A – Increased Intensity Mixed-Use Alternative 
The VMT impact that was calculated for the retail and horse park (Planning Areas 1, 5, and 6) in the 
Thermal Ranch Specific Plan Vehicle Miles Traveled (VMT) Analysis is likely to be comparable to or 
exceed the County VMT standard under the Alternative A scenario. This is due primarily to the substantial 
commercial retail activity and the operations and attraction of the horse park included in this scenario.  
 
Alternative B – Low Density Residential Alternative 
The VMT impact that was calculated for the equestrian center (Planning Area 1) in the Thermal Ranch 
Specific Plan Vehicle Miles Traveled (VMT) Analysis is anticipated to remain with Alternative B. However, 
a retail commercial impact is not anticipated because the retail would be screened out from analysis due 
to its size as a small project. Also, as with the proposed Project, Alternative B would provide the same 
golf cart accommodations, together with comparable internal pedestrian and bicycle infrastructure for 
travelers between the residential areas, retail, horse park, and hotel uses. These project components 
that would be a part of Alternative B would also be expected to reduce VMT by approximately 2.0% 
compared to the proposed Project.  
 
Other measures that would be a part of Alternative B are also recognized to reduce a project’s VMT, 
include parking management strategies, transit stops and transit re-routing, employee trip reduction and 
ride-share programs, and on-site childcare. Due to the current relative isolation of the site, most of these 
measures would have limited immediate effectiveness. However, over time and as the planning area 
continues to build out, these and other measures may be practicable and could further reduce Alternative 
B VMTs. Therefore, based upon the VMT analysis screening process and the reduction in trip generating 
land uses, Alternative B would generate substantially lower VMTs and would not be expected to exceed 
the County threshold.  
 
Alternative C – No Project Alternative 
There would be no change in the current level of VMTs that are today associated with the subject property 
and its continued agricultural activities. A VMT impact is not projected to occur for Alternative C because 
existing land uses remain. 
 
Alternative D – No Retail Commercial Center or Resort Uses 
The VMT impact that was calculated for the equestrian center (Planning Area 1) in the Thermal Ranch 
Specific Plan Vehicle Miles Traveled (VMT) Analysis would remain with Alternative D. However, the retail 
commercial, hotel and condominiums in PAs-5 and 6 under the proposed Project would be eliminated. 
Also, as with the proposed Project, Alternative D would provide the same golf cart accommodations, 
together with comparable internal pedestrian and bicycle infrastructure for travelers between the 
residential areas, retail, horse park, and other uses. These project components that would be a part of 
Alternative D would also be expected to reduce VMT.  
 
Other measures that would be a part of Alternative D are also recognized to reduce a project’s VMT, 
include parking management strategies, transit stops and transit re-routing, employee trip reduction and 
ride-share programs, and on-site childcare. Due to the current relative isolation of the site, most of these 
measures would have limited immediate effectiveness. However, over time and as the planning area 
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continues to build out, these and other measures may be practicable and would further reduce Alternative 
D VMTs. Therefore, based upon the VMT analysis screening process and the reduction in trip generating 
land uses Alternative D would generate substantially lower VMTs and would not be expected to exceed 
the County threshold.  
 
VMTs: Environmentally Superior Alternative 
The No Project alternative (Alternative C) is clearly the environmentally superior of all alternatives. 
Alternative B (Low Density Residential Alternative) is superior to the other “build” alternatives and would 
not be expected to exceed County VMT thresholds.  
 
 

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

 
Alternative A – Increased Intensity Mixed-Use Alternative 
Alternative B – Low Density Residential Alternative 
Alternative D - No Retail Commercial Center or Resort Uses 
As with the proposed Project, Alternatives A, B and D would encompass 619.1± acres in the eastern 
Coachella Valley and be bounded by the area-wide arterial roadway grid with adjoining street including 
Harrison Street, Tyler Street, Avenue 62 and Avenue 64. Each of these arterial roadways, with the 
exception of unbuilt Avenue 64, intersects at right angles and will accommodate future full segment and 
intersection improvements that comply with County road standards under all “build” alternatives. 
 
Long-term improvements associated with Alternatives A, B and D will include construction of additional 
through and turning lanes, and signalization. Access drive turn lanes discussed below will also be easily 
and safely accommodated for all “build” alternatives. No unusual or potentially dangerous roadway 
geometrics would be created on these public streets.  
 
As with the proposed Project, Alternatives A, B and D access would be limited and restricted to ensure 
safe and efficient ingress and egress. Access on Harrison Street would be limited to two driveways 
separated by one-quarter mile. Under Alternatives A, B and D access along the Avenue 62 frontage 
would be limited to one mid-section access drive, as with the proposed Project. Under Alternative D, the 
north Harrison Street access could be designed for right-turn in and out only, further enhancing safety. 
Both Harrison Street and Avenue 62 are designated “Expressway” on the County Roadway Classification 
map. The “Collector” size Tyler Street will carry less traffic and will accommodate up to four access drives 
that are spaced a minimum of 600 feet. Alternative B, with less development traffic to accommodate, 
could have fewer access drives onto Tyler Street. In all cases, all access drives will be served by 
designated turn lanes. All access drives will be either stop-sign or signal controlled. 
 
Internal circulation systems have not been developed for project alternatives; however, Alternatives A, 
and B and D would be expected to rely on the same basic on-site circulation system, including the central 
location of the equestrian center and multi-modal network developed for the proposed Project. As with 
the proposed Project, Alternatives A, B and D roads and paths would be designed to intersect as closely 
to 90° as possible. Interior speeds would be low, and all intersections would be provided with appropriate 
control and directional signage. As with the proposed Project, Alternatives A, B and D on-site roadways 
and paths would comply with County road standards, as well as those set forth in the approved Thermal 
Ranch Specific Plan. No unusual or potentially dangerous roadway or multi-modal path geometrics would 
be created under any of the “build” alternatives.  
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Off-Site Agricultural Equipment and Activities 
Potential conflicts between Alternatives A, B and D traffic and off-site agricultural equipment and activities 
would be substantially the same as those that may be associated with the proposed Project. Substantial 
portions of the properties in the vicinity are programmed and approved for urban development and include 
the Kohl Ranch Specific Plan to the southeast, east and north, and subdivided lands to the west. 
However, while large tracts of vacant land previously in cultivation and currently fallow occur in the 
vicinity, much of these lands remain in active agriculture and could generate additional farming-related 
traffic on area roadways. 
 

It is widely acknowledged that driving farm equipment on public roads can be a dangerous activity and a 
hazard to the farm equipment operator as well as to other traffic. Farm operators are sensitive to driving 
defensively, are generally cautious when sharing the road and may use part of the shoulder to facilitate 
passing by other vehicles. While farm equipment on public roads can be a hazard, as drivers new to this 
mix of vehicles and speeds become familiar with on-street farm equipment, they will be able to negotiate 
the roadway with minimal safety hazards. Therefore, for Alternatives A, B and D scenarios, no significant 
hazards or impacts are anticipated from any of the “build” alternative due to off-site on-street farm 
equipment operations.  
 
Alternative C – No Project Alternative 
The traffic analysis conducted for the Alternative C – No Project scenario conservatively estimates peak 
daily traffic in association with harvest period travel at approximately 1,183 daily trips. Regardless of 
current ag-related daily trip volumes, these trips currently occur and are accommodated by traffic on the 
various roads serving this site. Under the No Project Alternative there would be no new traffic generated 
from the site and current traffic already shares these roads with a variety of vehicle types, including other 
agricultural vehicles. There would be no new impacts. 
 
 

d) Cause an effect upon, or a need for new or altered maintenance of roads? 
e) Cause an effect upon circulation during the project’s construction? 

 

Alternative A – Increased Intensity Mixed-Use Alternative 
Alternative B – Low Density Residential Alternative 
Alternative D - No Retail Commercial Center or Resort Uses 
 
Alternatives A, B and D would result in expanded roadway and intersection improvements, which will add 
to roadway infrastructure in the planning area that will require on-going maintenance. Alternative B and 
D would generate two-thirds or less traffic volume compared with that associated with the proposed 
Project and would have a proportionately lower impact on roadway maintenance. Alternative A would 
result in about a 25 percent increase in project traffic compared to the proposed Project and would have 
a proportionately greater impact on roadway maintenance.  
 

Under Alternatives A, B and D, the project would be responsible for maintenance of on-site roads and 
access drives, while the County would be responsible for the balance of roadway maintenance once the 
subject public roads are accepted into the County system. Revenue sources that help pay for ongoing 
roadway maintenance include “Measure A” which is funded by gas tax and other fuel taxes. Other sources 
of funding for roadway maintenance include Senate Bill 1 (Road Repair and Accountability Act of 2017. 
SB 1 provides significant, stable, and ongoing increases in state transportation funding. It allows local 
agencies and Caltrans to repair and maintain California’s roads and bridges, reduce traffic delays, 
improve goods movement, and increase options for transit, intercity rail, and active transportation. SB 1 
increases funding for California’s transportation system by an average of $5.4 billion annually, split 
between state and local investments.4 

 
4  California Official SB-1 website, https://rebuildingca.ca.gov/about-sb-1 accessed August 22, 2023. 



Riverside County / Thermal Ranch Specific Plan 
 Draft Environmental Impact Report / State Clearinghouse No. 2023050624 

Section 3 Project Alternatives 
 

 
Riverside County 3.19-9 Thermal Ranch Specific Plan EIR 

 
As with the proposed Project, Alternatives A, B and D would also generate a vehicle mix comparable to 
other mixed-use communities common to the Coachella Valley, with automobiles making up a large share 
of the mix. The equestrian center (PA-1) would be included in all “build” alternatives, and would generate 
about the same number of trucks and horse trailers, materials delivery trucks and recreational vehicles 
(PA-4) as would the proposed Project.  
 
Under Alternatives A, B and D, the project would be responsible for County-approved arterial roadway 
improvements adjacent to the site which would ensure that road, intersection and drainage facilities are 
properly designed and constructed to provide a normal useful life span under all “build” alternative 
scenarios. 
 
During implementation of any of the “build” alternatives, prior to the issuance of any site-disturbing 
permits, including grading permits, the project contractor will be required to provide the County with a 
standard Traffic Control Plan (TCP) that will ensure minimal safety issues and disruption to traffic flow on 
adjoining roadways. The TCP will be implemented during the development of the site according to the 
County’s established standards. The TCP will ensure adequate temporary and permanent roadway 
improvements within the public right of way.  
 
For all “build” alternatives, turn lanes and stacking distances would be established to ensure that 
construction equipment travel on adjoining and nearby roadways safely and efficiently operate during 
construction. Therefore, no significant impacts associated with new or altered maintenance of roads or 
to local or area circulation during Alternative A, B or D construction are anticipated. 
 
Alternative C – No Project Alternative 
The No Project Alternative would leave the subject property in its current state of active agriculture. 
Therefore, under this alternative there would be no need for new or altered maintenance of area 
roadways. Neither would Alternative C induce new construction and there would be no related impacts 
to area circulation.  
 

 
f) Result in inadequate emergency access or access to nearby uses? 

 
Alternative A – Increased Intensity Mixed-Use Alternative 
Alternative B – Low Density Residential Alternative 
Alternative D - No Retail Commercial Center or Resort Uses 
As noted in Section 2.19, the subject property is bounded on three sides by partially improved General 
Plan roadways classified Expressway and Collector. At Alternative A, B or D buildout, these roads are 
expected to provide at least two travel lanes in each direction. Avenue 62 and Harrison Street are both 
extensions of roads connecting to the regional arterial and highway network. State Highways 111 and 86 
Expressway are located approximately 3.25 miles east of the subject site.  
 
All-weather access across the Coachella Valley Stormwater Channel currently exists at Avenue 62 and 
Avenue 56 (Airport Blvd.). Harrison Street extends south from the urban center of the city of Coachella 
where it is called Cesar Chavez Street and provides direct access to John F. Kennedy (JFK) Memorial 
Hospital located 8± miles to the northwest at the corner of Monroe Street and Dr. Carreon Way in Indio. 
 
Fire protection services are provided to the project area and the surrounding communities by the 
Riverside County Fire Department under a contract with CalFire. Stations in the Project vicinity include 
Station 39 at 86911 58th Ave in Thermal and located three miles to the northeast with a response time 
of approximately four to five minutes.  
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Emergency police response is also locally available. The nearest Riverside County Sheriff’s Station is 
located at 86625 Airport Boulevard in Thermal also within a five-minute response time with direct access 
to Harrison Street and the Project site. The nearby City of La Quinta also contracts with the County 
Sheriff’s Department and provides mutual aid across the County Sheriff’s various clients in the Coachella 
Valley. The La Quinta station is located at 78-495 Calle Tampico, approximately 10 miles northwest of 
the subject property. Under Alternatives A, B and D, there will be adequate emergency access and 
emergency responders within acceptable response times.  
 
On-Site Emergency Access 
As noted above, the Alternative A, B and D projects would provide primary access drives into the Project 
from the surrounding arterial network. As modifications of the proposed Project’s internal circulation, 
Alternatives A, B and D would also provide a diverse motor vehicle and multi-modal circulation network 
providing substantial intra-project connectivity that can serve and facilitate emergency access to all areas 
of the site. Accessibility is further evaluated by the County Fire Marshall at the subdivision and plot plan 
(development plan) level to ensure compliance with all County standards for emergency access. 
Therefore, under Alternatives A, B and D, impacts to emergency access are less than significant. 
 
Alternative C – No Project Alternative 
Under the Alternative C – No Project scenario there would be no change in circumstances at the subject 
property. Adequate and unconstrained access currently exists at the site and access to on-site 
emergencies or those in the area would not be affected. There would be no impacts to emergency access 
under this scenario. 
 
 
Bike Trails 

a) Include the construction or expansion of a bike system or bike lanes? 
 
Alternative A – Increased Intensity Mixed-Use Alternative 
Alternative B – Low Density Residential Alternative 
Alternative D - No Retail Commercial Center or Resort Uses 
 
Under Alternatives A, B and D, the project would develop both on-site and perimeter off-site bike paths 
and trails, including those set forth in the General Plan Circulation Element. As with the proposed Project, 
all of the “build” alternatives would delete two mid-section County trails designed in the center of the 
project site. All “build” alternatives, including the proposed Project, would provide interconnections to the 
local and regional bike trail network and provide on-site and off-site opportunities for recreational bicycle 
riding and bicycle touring. All “build” alternatives would also provide opportunities for bicycle commuting 
and golf cart commuting within the Thermal Ranch community. Project bikeways would also connect to 
bus stops adjacent to and in proximity of the project site. Planned off-site bikeways that would be built 
under all ”build” alternatives and would include: 
 
Harrison Street: Design Guidelines Trail, Class I Bike Path, Class II Bike Path 
Avenue 62:         Class I Bike Path 
Tyler Street:  Class I Bike Path 
Avenue 64:  Combined Trail (Regional Trail/Class I Bike Path 
 
On-site bike trails and paths associated with the proposed Project would also be constructed under the 
Alternative A, B and D scenarios. On-site bike facilities will provide bike and multi-modal access to and 
from each of the project planning areas, including commercial services and recreation areas. Impacts 
from implementation of all the “build” alternatives would be beneficial and there would be no adverse 
impacts. 
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Alternative C – No Project Alternative 
Under the No Project alternative, there would be no new or expanded bike paths, lanes or trails developed 
at or adjacent to the site. In this regard, there would be no impacts associated with Alternative C. 
 
 

3.19-4 Mitigation Measures 
 
As with the proposed Project, the “build” alternatives analysed will have less than significant impacts with 
respect to roadway system design hazards or conflicts with on-road agricultural equipment. The Project 
will also have a less than significant impact on the need for new or altered maintenance of area roads. 
Furthermore, the alternatives would not cause or have a significant effect upon traffic circulation during 
the project’s construction and would not result in inadequate emergency access or access to either on-
site or nearby land uses.  
 
As with the proposed Project, Alternative A has been determined to be inconsistent with and to exceed 
the threshold for vehicle miles traveled (VMT) primarily due to its location along the edge of the urbanizing 
areas in the vicinity, although Alternative A’s net contribution to county-wide VMT is expected to go down 
over time.  
 
As discussed in more detail in Section 2.19.7 and consistent with the proposed Project, the project 
alternatives would be required to incorporate county-recommended design features to reduce project 
VMT to the extent feasible, including a complementary mix of land uses, an extensive network of multi-
modal paths to facilitate travel by walking, bicycle and golf cart throughout the project. These design 
features have been considered when calculating VMTs associated with the proposed Project and the 
“build” alternatives.  
 
Alternatives A, B and D would consider other mitigation measures that the County recognizes as VMT-
reducing5, including future transit stops adjacent to the site. In summary, even with incorporation of 
recommended trip and VMT-reducing design features, the Alternative A will increase total County vehicle 
miles travelled, and is therefore considered to conflict and be inconsistent with CEQA Guidelines Section 
15064.3, subdivision (b). No additional mitigation is feasible for the reasons explained above. 
 
Section 2.19.7 references the Project Traffic Impact Analysis prepared for the proposed Project 
(Appendix K), which sets forth a full array of roadway improvements that are designed to effectively 
address levels of service issues to the greatest extent feasible and ensure roadway and intersection 
safety upon project buildout. Alternative A impacts would be effectively mitigated by a refined assessment 
of its impacts and mitigation measures that provide improvements adequate to ensure LOS D or better 
performance. Nonetheless, under the Alternative A scenario some of the project intersections would 
operate at levels of service that exceed the General Plan LOS C target established for the ECVAP 
planning area.  
 
Mitigation of Alternative B and D impacts would be accomplished by the refined application of the Section 
2.19.7 mitigation measures. It is still anticipated that under Alternatives B and D at least a few of the 
project intersections would operate at LOS D, exceeding the General Plan LOS C target for the ECVAP 
planning area. The basis for the County to determine that LOS D impacts as acceptable are summarized 
in Section 2.19 and discussed in greater detail in Appendix M. 
 
 

 
5  Appendix F: Transportation Demand Management Measures, Transportation Analysis Guidelines for Level 

of Service and Vehicle Miles Traveled, Riverside County Transportation Department. December 2020. 
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3.19.5 Environmental Superior Alternative 
 
As discussed in the alternatives comparison in Section 3.19.3, the analysis indicates that Alternative C – 
No Project is the environmentally superior alternative. Alternative C would not increase the demand for 
roadway capacity but also would not result in the construction of any multi-modal facilities, nor require 
new improvements to the roadway network. It would not conflict with County policy, as would the 
proposed Project and Alternative A and to a lesser extent Alternatives B and D. Nonetheless, excepting 
a limited net increase in Countywide VMTs under the proposed Project and Alternatives A and B, and 
with the roadway improvement program set forth in Appendix K, the proposed Project and the “build” 
alternatives would result in less than significant impacts on the local and regional transportation network.  
 
Due to the County’s VMT standard exceedances, both the proposed Project and Alternative A would be 
required to adopt a statement of overriding consideration in this regard to find this aspect of the project 
consistent with CEQA. Therefore, of the “build” alternatives, Alternative B is the environmentally superior. 
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3.20 Tribal Cultural Resources 
 

3.20.1 Introduction 
 
The following section analyses the potential impacts of the Project alternatives on tribal cultural 
resources.  
 

3.20.2 Existing Conditions 
 
The Project site is situated in the eastern portion of Coachella Valley, on the valley floor. Lands 
immediately to the south of the subject property are within the Torres-Martinez Desert Cahuilla 
Reservation.  
 
Cultural resources surveys, including historical/archaeological resources records searches, Native 
American Sacred Lands File Search, historical background research, Native American consultation, and 
field reconnaissance were conducted for the subject site. 
 
Please see Section 2.19 for a detailed description of the regulatory framework and existing conditions 
related to tribal cultural resources in the planning area.    
 
 

3.20.3 Alternatives Impact Analysis 
 
Cause a substantial adverse change in the significance of a tribal cultural resource, defined in 
Public Resources Code section 21074 as either a site, feature, place, cultural landscape that is 
geographically defined in terms of the size and scope of the landscape, sacred place, or object 
with cultural value to a California Native American tribe, and that is:  
 
Tribal Cultural Resources 

a) Listed or eligible for listing in the California Register of Historical Resources, or in a local 
register of historical resources as defined in Public Resources Code section 5020.1 (k)? 

b) A resource determined by the lead agency, in its discretion and supported by substantial 
evidence, to be significant pursuant to criteria set forth in subdivision (c) of Public 
Resources Code Section 5024.1? (In applying the criteria set forth in subdivision (c) of 
Public Resources Code Section 5024.1, the lead agency shall consider the significance of 
the resource to a California Native American tribe.) 

 
 
Alternative A – Increased Intensity Mixed Use Alternative 
Alternative A proposes the same mix of uses as the Project, but with a higher intensity of land uses. 
Alternative A would involve grading and development of the entire 619±-acre site, and therefore would 
have the same potential to impact tribal cultural resources as the proposed Project.   
 
As described in greater detail in Section 2.19.6, the records search conducted by the NAHC for the 
Project found no results in the Sacred Lands Files identifying Native American cultural resources in the 
Project area. During the field survey, scattered refuse was observed along the boundary of the site, but 
none of the items appeared to be from early historic or prehistoric periods, and none of them 
demonstrated any historical or archaeological value. No historic sites or resources were identified in the 
immediate vicinity of the subject property during the historic records search.  
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The Torres Martinez Desert Cahuilla Indians, a portion of whose reservation is located immediately to 
the south of the subject site, indicated that prehistorical settlements and cultural landscapes occur in the 
surrounding area. The Project archaeologist determined that additional testing of the site is not warranted, 
and that, as provided in CUL-1, consultation upon the discovery of any unanticipated resources during 
grading and other construction-related ground disturbing activities would be sufficient.  
 
Overall, given that no evidence of tribal cultural resources was found on record or observed on the subject 
site during surveys, Alternative A would not be expected to impact any such sites, features, places, 
landscapes, or objects. If an unanticipated resources of value to a California Native American tribe is 
encountered during ground-disturbing activities related to the Project, mitigation measures CUL-1 and 
CUL-2 provided in Section 2.7.7, will ensure that the resource(s) would be handled appropriately. Impacts 
would be less than significant with mitigation and comparable to the proposed Project.  
 
Alternative B - Low Density Residential Alternative 
Alternative B proposes the same mix of land uses as the proposed Project, but with fewer residential 
units and less commercial space. It would involve grading of the entire 619±-acre site, as would the 
proposed Project and Alternative A. For this reason, the impacts to tribal cultural resources associated 
with Alternative B would be the same as those described for the proposed Project. As described above, 
no evidence of tribal cultural resources was found on record or observed on the subject site, including 
through the Sacred Lands File search conducted by the NAHC, the historic records search, or the field 
surveys. As provided in CUL-1 and CUL-2 set forth in Section 2.7.7, appropriate measures shall be taken 
if an unanticipated resource of potential value to a California Native American tribe is encountered during 
ground-disturbing activities related to the development. Overall, Alternative B would not be expected to 
impact any tribal cultural resources, including sites, features, places, landscapes, or objects. Impacts 
would be less than significant with mitigation and comparable to the proposed Project.  
 
Alternative C – No Project Alternative 
Alternative C proposes no development on the subject site and ongoing agricultural activities would 
continue. As noted above, no evidence of tribal cultural resources has been identified on the property. 
Continued agricultural operations on the subject site would result in no new impacts to unanticipated 
resources of potential value to a California Native American tribe.  
 
Alternative D - No Retail Commercial Center or Resort Uses 
Alternative D proposes the same mix of land uses as the proposed Project, but with fewer residential 
units and substantially less commercial space. It would involve grading of the entire 619±-acre site, as 
would the proposed Project and the other “build” alternatives. For this reason, the potential impacts to 
tribal cultural resources associated with Alternative D would be the same as those described for the 
proposed Project. As described above, no evidence of tribal cultural resources was found on record or 
observed on the subject site, including through the Sacred Lands File search conducted by the NAHC, 
the historic records search, or the field surveys. As provided in CUL-1 and CUL-2 set forth in Section 
2.7.7, appropriate measures shall be taken if an unanticipated resource of potential value to a California 
Native American tribe is encountered during ground-disturbing activities related to the development. 
Overall, Alternative D would not be expected to impact any tribal cultural resources, including sites, 
features, places, landscapes, or objects. Impacts would be less than significant with mitigation and 
comparable to the proposed Project.  
 
 

3.20.4 Mitigation Measures 
 
Alternatives A, B D must implement mitigation measures CUL-1 and CUL-2, as provided for the Project 
in Section 2.7.7. With implementation of these measures, the impacts associated with Alternatives A, B 
and D would be less than significant.  
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Alternative C would result in no new impacts to tribal cultural resources, and thus does not require 
mitigation.  
 

3.20.5 Environmental Superior Alternative 
 
Alternative C would not result in any new impacts to tribal cultural resources; however, it would also not 
accomplish the Project objectives. Alternative A, B and D would achieve most or at least some of the 
Project objectives. Given that the “build” alternatives would result in disturbance of the entire property, 
the difference in proposed land use between the three “build” alternatives and the proposed Project would 
have no bearing on the significance of potential impacts to tribal cultural resources. With implementation 
of mitigation measures CUL-1 and CUL-2, the proposed Project, and Alternatives A, B and C would have 
the same less than significant impacts to resources of cultural value to a California Native American 
tribes.   
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3.21 Utilities and Service Systems 
 

3.21.1 Introduction 
 
The following section analyses the potential impact of the Project alternatives on utilities and service 
systems. Utility systems include water, wastewater, and solid waste facilities, as well as electricity, natural 
gas, and telecommunications services within the Specific Plan area and the surrounding region. The 
analysis considers whether implementation of the project alternatives would affect the ability of service 
providers to maintain acceptable service or other performance objectives, resulting in the need for new 
or expanded facilities, staffing or other capabilities. 
 
 

3.21.2 Existing Conditions 
 
Please see Section 2.21 for a detailed description of the regulatory framework and existing conditions 
relating to utilities and service systems in the planning area.    
 
 

3.21.3 Alternatives Impact Analysis 
Water 

a) Require or result in the relocation or construction of new or expanded water, wastewater 
treatment, or storm water drainage systems, whereby the construction or relocation would 
cause significant environmental effects? 

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

 
Alternative A – Increased Intensity Mixed Use Alternative 
Alternative A proposes the development of the same site as the proposed Project, and therefore would 
be served by the same utilities. Water and wastewater service are provided to the planning area by 
CVWD.  
 
Water 
Development under Alternative A would include development of an internal network of water lines into 
the site from the existing 30” water main within Harrison Street. As with the proposed Project, Alternative 
A would also involve the addition of four on-site well sites per CVWD requirements, as well as one new 
fully equipped well and a new storage tank on an existing CVWD tank site, as determined by CVWD to 
be necessary to serve the development’s needs. Installation of the well, improvement of the well sites 
and internal network of water lines would occur within the subject site and the adjacent Harrison Street 
right of way, and the storage tank would be constructed on a previously developed well site and utilize 
existing conveyance lines. These improvements would not result in any significant environmental effects 
and are the same requirements as identified for the proposed Project.   
 
Wastewater 
As with the proposed Project, Alternative A would connect to the existing 42” gravity sewer main within 
the Avenue 62 right of way. The sewer main connects to CVWD Wastewater Reclamation Plant No.4 
(WRP-4), located 2.25 miles east of the subject property, and which would treat wastewater generated 
by the development. As with the proposed Project, Alternative A would include two lift stations to convey 
development effluent to the CVWD main in Avenue 62. The impact of Alternative A on the capacity of the 
wastewater treatment plant is discussed under threshold question d), below. 
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Consistent with the CVWD sewer main connection proposed by the proposed Project, Alternative A would 
connect to the existing CVWD main in Avenue 62 via a proposed 15” sewer main in the Tyler Street right 
of way. An internal system of sewer mains and the aforementioned lift stations are also proposed. 
Construction associated with the proposed sewer infrastructure would occur on the subject property or 
within public rights of way. These improvements would not result in significant environmental effects and 
are the same requirements as identified for the proposed Project. 
 
Stormwater 
As described for the proposed Project in Section 2.21.6, storage for 4,784,498 cubic feet of stormwater 
would be provided via on-site retention basins, ensuring sufficient capacity to store the increase in flows 
resulting from the proposed development and including runoff from the 100-year storm. Alternative A 
would not require the relocation or construction of new or expanded off-site stormwater drainage facilities, 
and therefore would not result in significant environmental effects.  
 
Water Supply 
The water demand resulting from Alternative A was calculated based on the water demand factors and 
calculation tables used in the Water Supply Assessment/Verification (WSA/WSV) prepared for the 
proposed Project.1  
 
Water demand projections for Alternative A assume the development of 2,318 dwelling units (including 
estate residential, attached single family, workforce housing, RV parking spaces, and resort 
condominiums), a 300-key hotel, and 345,000 square feet of commercial space (including office, retail, 
and restaurant). Given Alternative A proposes a higher land use intensity than the Project, it is assumed 
that it would provide a reduced percentage of landscaped area. Landscaping in Alternative A would be 
subject to the water conservation policies of the California Department of Water Resources (DWR) Model 
Efficient Landscape Ordinance (MWELO). Consistent with the water demand parameters used for the 
Project, it is assumed that Alternative A would include private swimming pools for 100% of estate 
residential units and 30% of attached single family units. The same number of community pools would 
be provided on-site. The land use parameters used to project water demand are provided in greater detail 
in the Water Demand Calculation Tables prepared for the WSA (Appendix N).  
 
Table 3.21-1 shows the estimated water demand resulting from the operation of Alternative A in acre-
feet per year (AFY). 
 

Table 3.21-1: Alternative A - Projected Total Water Demand 

Planning 
Area 

Land Area 
(acres) 

Indoor 
Residential 

Demand  
(AFY) 

Indoor 
Commercial  
& Industrial 

Demand  
(AFY) 

Outdoor 
Irrigation 
Demand  

(AFY) 

Outdoor 
Recreational 

Demand 
(AFY) 

Total Water 
Demand 

(AFY) 

PA-1 223.10  126.89 513.66  640.55 
PA-2 194.30 64.54  360.16 37.25 461.95 
PA-3 69.50 100.64  89.19 12.77 202.59 
PA-4 41.10 136.40  46.88 0.80 184.08 
PA-5 54.40 84.00 64.17 38.78 49.60 236.55 
PA-6 21.40  85.07 9.15  94.22 
ROW 15.30 - - 21.82 - 21.82 
Total 619.10 385.58 276.12 1,079.30 100.42 1,841.42 

Source: Thermal Ranch Specific Plan Water Supply Assessment/Verification, June 2023. 

 
1  Thermal Ranch Specific Plan Water Supply Assessment/Verification prepared by Terra Nova Planning and 

Research, Inc. Approved July 2023  
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As shown in the above table, Alternative A is projected to generate demand for 1,841.42 acre-feet of 
water per year. This represents a 5% increase from the 1,753.98 AFY water demand projected for the 
proposed Project.  
 
According to the WSA/WSV prepared for the Project, CVWD’s current urban water demand was 101,546 
acre-feet (AF) for 2021, and the projected annual urban water demand by 2045 is 148,166 AF. The water 
demand for Alternative A accounts for approximately 3.9% of the total planned increases in demand of 
46,620 AF by 2045. Comparatively, water demand generated by the proposed Project would account for 
approximately 3.8% of CVWD’s total planned increases by 2045.  
 
The approved WSA/WSV for the Project determined that the water supplier has sufficient supplies to 
meet the anticipated demand during normal, single dry, and multiple dry water years over the 20-year 
projection. Given that Alternative A represents a relatively small increase over the Project’s water 
demand, it can be concluded that sufficient water supplies would be available to meet the demand 
generated by Alternative A during normal, single dry, and multiple dry water years. Impacts would be less 
than significant.  
 
Alternative B – Low Density Residential Alternative 
Alternative B proposes a lower level of residential and commercial development compared to the 
proposed Project and Alternative A, and would be served by the same utilities. Water and wastewater 
service are provided to the planning area by CVWD.  
 
Water 
Development under Alternative B would result in an extensive on-site network of water lines that could 
connect to the existing CVWD 30” water main within Harrison Street. As with the proposed Project, 
Alternative B would also involve the addition of the same on-site and off-site improvements described 
above. The improvements are the same as required for the proposed Project and would not result in any 
significant environmental effects.  
 
Wastewater 
As with the proposed Project, Alternative B would connect to the 42” sewer gravity main within the Avenue 
62 right of way via a proposed 15” sewer main in the Tyler Street right of way. The sewer main connects 
to CVWD Wastewater Reclamation Plant No.4 (WRP-4), located 2.25 miles east of the subject property, 
and which would treat wastewater generated by the development. The impact of Alternative B on the 
capacity of the wastewater treatment plant is discussed under threshold question d), below. An internal 
system of sewer lines and lift stations is also proposed. As with Alternative A and the proposed Project, 
construction associated with the proposed sewer infrastructure would occur on the Project site or within 
public rights of way, and therefore would not result in significant environmental effects.  
 
Stormwater 
As described for the proposed Project in Section 2.21.6, storage for 4,784,498 cubic feet of stormwater 
would be provided via on-site retention basins, ensuring sufficient capacity to store the increase in flows 
resulting from the proposed development and to contain flows from the 24-hour 100-year storm. With the 
required on-site retention facilities, Alternative B would not result in off-site stormwater runoff and would 
not require the relocation or construction of new or expanded off-site stormwater drainage facilities.  
Therefore, like the proposed Project and Alternative A, Alternative B would not result in significant 
environmental effects.  
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Water Supply 
The water demand resulting from Alternative B was calculated based on the water demand factors and 
calculation tables used in the Water Supply Assessment/Verification (WSA/WSV) prepared for the 
proposed Project.2  
 
Water demand projections for Alternative B assume the development of 1,208 dwelling units (including 
estate residential, attached single-family, workforce housing, RV parking spaces, and resort 
condominiums), a 150-key hotel, and 185,000 square feet of commercial space (including office, retail, 
and restaurant). Given Alternative B proposes a lower land use intensity than the proposed Project, it is 
assumed that it would provide a higher percentage landscaped area. Landscaping in Alternative B would 
be subject to the water conservation policies of the California Department of Water Resources (DWR) 
Model Efficient Landscape Ordinance (MWELO).  
 
Consistent with the water demand parameters used for the Project, it is assumed that Alternative B would 
include private swimming pools for 100% of estate residential units and 30% of attached single-family 
units. The same number of community pools would be provided on-site. The land use parameters used 
to project water demand are provided in greater detail in the Water Demand Calculation Tables (Appendix 
N).  
 
Table 3.21-2 shows the estimated water demand resulting from the operation of Alternative B in acre-
feet per year (AFY). 
 

Table 3.21-2 
Alternative B - Projected Total Water Demand 

Planning 
Area 

Land Area 
(acres) 

Indoor 
Residential 

Demand  
(AFY) 

Indoor 
Commercial  

and Industrial 
Demand  

(AFY) 

Outdoor 
Irrigation 
Demand  

(AFY) 

Outdoor 
Recreational 

Demand 
(AFY) 

Total Water 
Demand 

(AFY) 

PA-1 223.10  126.89 513.66  640.55 
PA-2 194.30 6.49  470.98 3.74 481.21 
PA-3 69.50 23.12  128.83 3.49 155.44 
PA-4 41.10 136.40  46.88 0.80 184.08 
PA-5 54.40 34.93 36.34 54.30 49.60 175.16 
PA-6 21.40  25.52 21.36  46.88 
ROW 15.30 - - 21.82 - 21.82 
Total 619.10 200.94 188.74 1,257.47 57.63 1,704.79 

Source: Thermal Ranch Specific Plan Water Supply Assessment/Verification, April 2023. 
 
As shown in the above table, Alternative B is projected to generate demand for 1,704.79 acre-feet of 
water per year. This represents a 2.8% decrease from the 1,753.98 AFY water demand projected for the 
proposed Project.  
 
According to the WSA/WSV prepared for the proposed Project, CVWD’s current urban water demand 
was 101,546 acre-feet (AF) for 2021, and the projected urban water demand by 2045 is 148,166 AF. The 
water demand for Alternative B accounts for approximately 3.7% of the total planned increases in demand 
of 46,620 AF by 2045. Comparatively, water demand generated by the proposed Project would account 
for approximately 3.8% of CVWD’s total planned increases by 2045. The approved WSA/WSV for the 
Project determined that the water supplier has sufficient supplies to meet the anticipated demand through 
the 20-year projection during normal, single dry, and multiple dry water years.  

 
2  Ibid.  
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Given that Alternative B would generate less water demand than the proposed Project, it can be 
concluded that sufficient water supplies would be available to meet the demand generated by the 
development during normal, single dry, and multiple dry water years. Impacts would be less than 
significant.  
 
Alternative C 
Alternative C proposes no development and would maintain the use of existing cropland. Irrigation water 
is imported from the Colorado River via the All-American Canal and the Coachella Branch Canal, and 
distributed to the Project site via the irrigated distribution system operated by the US Bureau of 
Reclamation (USBR) and CVWD. Alternative C would not require the relocation or construction of any 
new or expanded water facilities. The existing agriculture operation generates no wastewater and would 
not require the relocation or construction of new or expanded wastewater or stormwater facilities.  
 
According to a direct correspondence with the current owner of the current farming operations on 
property, the existing agricultural operation uses approximately 2,000 acre-feet of water per year. The 
existing water use is 13% higher than the water use projected to be generated by the Project. However, 
the subject farmland has been in use for agriculture for several decades, and thus has been accounted 
for in CVWD’s water supply planning. The urban and regional water management planning efforts 
undertaken by CVWD ensure that the District can provide adequate water supplies are available to meet 
demand during normal, single-dry, and multiple-dry years over the next 20 years. 
 
Overall, Alternative C would not require or result in the relocation or construction of new or expanded 
water, wastewater treatment or storm water drainage, whereby the construction or relocation would cause 
significant environmental effects. Given that Alternative C would not increase the existing water demand, 
CVWD water supply projections indicate that it would have sufficient supplies available to serve it and 
reasonably foreseeable future development during normal, dry, and multiple dry years. Alternative C 
would not have any significant impacts.  
 
Alternative D – No Retail Commercial Center or Resort Uses Alternative 
Alternative D proposes a lower level of residential and commercial development and eliminates the hotel 
use compared to the proposed Project and would be served by the same utilities. Water and wastewater 
service are provided to the planning area by CVWD.  
 
Water 
Development under Alternative D would result in an extensive on-site network of water lines that would 
connect to the existing CVWD 30” water main within Harrison Street. As with the proposed Project, 
Alternative D would also involve the addition of the same on-site and off-site improvements described 
above. The improvements are the same as required for the proposed Project and would not result in any 
significant environmental effects.  
 
Wastewater 
As with the proposed Project, Alternative D would connect to the 42” sewer gravity main within the Avenue 
62 right of way via a proposed 15” sewer main in the Tyler Street right of way. The sewer main connects 
to CVWD Wastewater Reclamation Plant No.4 (WRP-4), located 2.25 miles east of the subject property, 
and which would treat wastewater generated by the development. The impact of Alternative D on the 
capacity of the wastewater treatment plant is discussed under threshold question d), below. An internal 
system of sewer lines and lift stations is also proposed. As with Alternatives A, B and the proposed 
Project, construction associated with the proposed sewer infrastructure would occur on the Project site 
or within public rights of way, and therefore would not result in significant environmental effects.  
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Stormwater 
As described for the proposed Project in Section 2.21.6, storage for 4,784,498 cubic feet of stormwater 
would be provided via on-site retention basins, ensuring sufficient capacity to store the increase in flows 
resulting from the proposed development and to contain flows from the 24-hour 100-year storm. With the 
required on-site retention facilities, Alternative D would not result in off-site stormwater runoff and would 
not require the relocation or construction of new or expanded off-site stormwater drainage facilities. 
Therefore, like the proposed Project and Alternatives A and B, Alternative D would not result in significant 
environmental effects.  
 
Water Supply 
The water demand resulting from Alternative D was calculated based on the water demand factors and 
calculation tables used in the Water Supply Assessment/Verification (WSA/WSV) prepared for the 
proposed Project.3  
 
Water demand projections for Alternative D assume the development of 1,342 dwelling units (including 
estate residential, attached single-family, workforce housing, and RV parking spaces), and 85,000 square 
feet of commercial space (including office, retail, and restaurant). Given Alternative D proposes a lower 
land use intensity than the proposed Project, it is assumed that it would provide a higher percentage 
landscaped area. Landscaping in Alternative D would be subject to the water conservation policies of the 
California Department of Water Resources (DWR) Model Efficient Landscape Ordinance (MWELO).  
 
Consistent with the water demand parameters used for the Project, it is assumed that Alternative D would 
include private swimming pools for 100% of estate residential units and 30% of attached/detached  single-
family units. The same number of community pools would be provided on-site. The land use parameters 
used to project water demand are provided in greater detail in the Water Demand Calculation Tables 
(Appendix N).  
 
Table 3.21-3 shows the estimated water demand resulting from the operation of Alternative D in acre-
feet per year (AFY). 
 

Table 3.21-3 
Alternative D - Projected Total Water Demand 

Planning 
Area 

Land Area 
(acres) 

Indoor 
Residential 

Demand  
(AFY) 

Indoor 
Commercial  

and Industrial 
Demand  

(AFY) 

Outdoor 
Irrigation 
Demand  

(AFY) 

Outdoor 
Recreational 

Demand 
(AFY) 

Total Water 
Demand 

(AFY) 

PA-1 223.10  126.89 513.66  640.20 
PA-2 194.30 16.63  470.98 9.60 497.21 
PA-3 69.50 64.87  128.83 11.11 204.81 
PA-4 41.10 136.40  46.88 0.80 184.08 
PA-5 54.40 3.83  131.86 2.21 137.90 
PA-6 21.40   51.87 0.86 52.74 
ROW 15.30 - - 21.82 - 21.82 
Total 619.10 221.73 126.89 1,365.55 24.58 1,738.75 

Source: Thermal Ranch Specific Plan Water Supply Assessment/Verification, April 2023. 
 
As shown in the above table, Alternative D is projected to generate demand for 1,738.75 acre-feet of 
water per year. This represents a 0.9% decrease from the 1,753.98 AFY water demand projected for the 
proposed Project.  

 
3  Ibid.  
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According to the WSA/WSV prepared for the proposed Project, CVWD’s current urban water demand 
was 101,546 acre-feet (AF) for 2021, and the projected urban water demand by 2045 is 148,166 AF. The 
water demand for Alternative D accounts for approximately 3.7% of the total planned increases in demand 
of 46,620 AF by 2045. Comparatively, water demand generated by the proposed Project would account 
for approximately 3.8% of CVWD’s total planned increases by 2045. The approved WSA/WSV for the 
Project determined that the water supplier has sufficient supplies to meet the anticipated demand through 
the 20-year projection during normal, single dry, and multiple dry water years.  
 
Given that Alternative D would generate less water demand than the proposed Project, it can be 
concluded that sufficient water supplies would be available to meet the demand generated by the 
development during normal, single dry, and multiple dry water years. Impacts would be less than 
significant.  
 
Sewer 

c) Require or result in the construction of new wastewater treatment facilities, including 
septic systems, or expansion of existing facilities, whereby the construction or relocation 
would cause significant environmental effects? 

d) Result in a determination by the wastewater treatment provider that serves or may service 
the project that it has adequate capacity to serve the project’s projected demand in 
addition to the provider’s existing commitments? 

 
Alternative A - Increased Intensity Mixed-Use Alternative 
Wastewater in the Project area is managed by CVWD. Table 3.21-4 shows the gallons per day (gpd) of 
wastewater projected to be generated by Alternative A during operations.  
 

Table 3.21-4 
Alternative A - Projected Wastewater Generation 

Land Use Quantity Generation Factors1 Wastewater 
Generation (gpd) 

Residential 1,998 dwelling units  250 gpd per equivalent 
dwelling unit (EDU) 499,500 

RV Spaces 320 spaces 1 space = 0.2 EDU 2 16,000 
Hotel 300 hotel keys 1 key = 0.5 EDU  3 37,500 

Commercial 345,000 square feet 4 100 gpd per 1,000 SF  34,500 
Total gallons per day (gpd) of wastewater: 587,500 

1 Residential, RV, and hotel wastewater generation factors from CVWD Regulations Governing Sanitation Service 
(February 2021), p. A-2. Commercial wastewater generation factor based on comparable projects.  
2 (320 space x 0.2 EDU) x 250 = 16,000 gpd 
3 (300 keys x 0.5 EDU) x 250 = 37,500 gpd 
4 Includes office space. 

 
As shown in the table above, Alternative A is estimated to generate 587,500 gallons of wastewater per 
day during operations. The increased commercial and residential land use intensity proposed by 
Alternative A would result in the generation of 183,750 gpd more wastewater than the Project. 
 

Wastewater from the subject site would be conveyed to CVWD Wastewater Reclamation Plan No.4 
(WRP-4), which has average influent flows of 5.0 million gallons per day (mgd). The wastewater 
generated by Alternative A would represent approximately 12% of the current average daily influent flow, 
or  a combined total of 5.59 mgd. This total daily influent flow would remain well below WRP-4’s maximum 
capacity of 9.9 mgd. CVWD WRP-4 would have sufficient capacity to treat the wastewater generated by 
Alternative A, and no new or expanded wastewater treatment facilities would be required. Impacts would 
be less than significant.  
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Alternative B 
As previously stated, wastewater in the Project area is managed by CVWD, and wastewater generated 
on the subject site would be conveyed to WRP-4. Table 3.21-5 shows the gallons per day (gpd) of 
wastewater that would be generated by Alternative B during operations.  
 

Table 3.21-5: Alternative B - Projected Wastewater Generation 

Land Use Quantity Generation Factors1 Wastewater 
Generation (gpd) 

Residential 888 dwelling units 250 gpd per equivalent 
dwelling unit (EDU) 222,000 

RV Spaces 320 spaces 1 space = 0.2 EDU 2 16,000 
Hotel 150 hotel keys 1 key = 0.5 EDU  3 18,750 

Commercial 185,000 square feet 4 100 gpd per 1,000 SF 18,500 
Total gallons per day (gpd) of wastewater: 275,250 

1 Residential, RV, and hotel wastewater generation factors from CVWD Regulations Governing Sanitation 
Service (February 2021), p. A-2. Commercial wastewater generation factor based on comparable projects.  
2 (320 space x 0.2 EDU) x 250 = 16,000 gpd 
3 (300 keys x 0.5 EDU) x 250 = 37,500 gpd 
4 Includes office space. 

 

As shown in the table above, Alternative B is estimated to generate 275,250 gallons per day of 
wastewater during operations. The reduced land use intensity proposed by Alternative B would result in 
the generation of 128,500 gpd less wastewater than the Project. The wastewater generated by Alternative 
B represents approximately 5.5% of the average of 5,000,000 gpd of influent flow received at WRP-4, or 
a combined total of 5.28 mgd. This combined influent flow remains well below WRP-4’s maximum 
capacity of 9.9 mgd. As such, the existing facilities have sufficient capacity to accommodate the 
wastewater generated by Alternative B, and impacts would be less than significant.   
 

Alternative C 
Alternative C would not generate wastewater. It would not require or result in the construction of new 
wastewater treatment facilities whereby the construction or relocation would cause significant 
environmental impacts. The development of Alternative C would not require wastewater treatment 
service, and therefore would not require a determination by the wastewater treatment provider that it has 
adequate capacity. There would be no impact.  
 

Alternative D 
As previously stated, wastewater in the Project area is managed by CVWD, and wastewater generated 
on the subject site would be conveyed to WRP-4. Table 3.21-6 shows the gallons per day (gpd) of 
wastewater that would be generated by Alternative D during operations.  
 

Table 3.21-6: Alternative D - Projected Wastewater Generation 
Land Use Quantity Generation Factors1 Wastewater 

Generation (gpd) 
Residential 1,022 dwelling units 250 gpd per equivalent 

dwelling unit (EDU) 255,500 

RV Spaces 320 spaces 1 space = 0.2 EDU 2 16,000 

Commercial 85,000 square feet 3 100 gpd per 1,000 SF 8,500 

Total gallons per day (gpd) of wastewater: 280,000 
1 Residential and RV  wastewater generation factors from CVWD Regulations Governing Sanitation Service 
(February 2021), p. A-2. Commercial wastewater generation factor based on comparable projects.  
2 (320 space x 0.2 EDU) x 250 = 16,000 gpd 
3 Includes office space. 
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As shown in the table above, Alternative D is estimated to generate 280,000 gallons per day of 
wastewater during operations. The reduced commercial and resort uses allowed by Alternative D would 
result in the generation of 123,750 gpd less wastewater than the Project. The wastewater generated by 
Alternative D represents approximately 5.6% of the average of 5,000,000 gpd of influent flow received at 
WRP-4, or a combined total of 5.28 mgd. This combined influent flow remains well below WRP-4’s 
maximum capacity of 9.9 mgd. As such, the existing facilities have sufficient capacity to accommodate 
the wastewater generated by Alternative D, and impacts would be less than significant.   
 
Overall, Alternatives B and D would marginally reduce the project’s demands on sewer treatment capacity 
and Alternative C would preclude any demands. Alternative A would marginally increase the project’s 
demands on sewer treatment capacity, but the proposed Project and Alternatives A, B and D would have 
no significant impact because the additional demand is well within the treatment plant’s capacity.  
 
Solid Waste 

e) Generate solid waste in excess of State or Local standards, or in excess of the capacity of 
local infrastructure, or otherwise impair the attainment of solid waste reduction goals? 

f) Comply with federal, state, and local management and reduction statutes and regulations 
related to solid wastes including the CIWMP (County Integrated Waste Management Plan)? 

 
Alternative A – Increased Intensity Mixed-Use Alternative 
Alternative A would generate solid waste during the construction and operational phases. Waste 
generated during construction of Alternative A would be limited, temporary, and subject to the same 
requirements as waste generated during construction of the Project. 
 
During operations, Alternative A would generate solid waste associated with residential and commercial 
uses, as well as manure/bedding generated by the equestrian center. Given that Alternative A proposes 
a higher intensity of residential and commercial land uses, it is expected to generate more solid waste 
than the Project. Alternative A proposes the same scale and intensity for the equestrian center, including 
number of horse stalls, and thus will result in the same quantity of manure being generated. Table 3.32-
7 shows the estimated solid waste that Alternative A would generate during operations.  
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Table 3.21-7 
Alternative A – Projected Solid Waste Generation 

Land Use1 Daily Generation Rate Proposed 
Development Total (lbs per day) 

Single Family 
Residential 

10 lbs/dwelling unit/day 388 units 3,880.00 

Multi-Family Residential 5 lbs/dwelling unit/day 1,930 units 9,650.00 
Office 0.006 lbs/sq ft/day 10,000 sq ft 60.00 
Restaurant 0.005 lbs/sq ft/day 120,750 sq ft 603.75 
Commercial Retail 5 lbs/1000 sq ft/day 214,250 sq ft 1,071.25 
Hotel 2 lbs/room/day 300 rooms 600.00 

Subtotal:  15,865 
With 50% solid waste diversion:  7,932.5 

Equestrian Stables 50 lbs/horse/per day 2,700 stalls 135,000 
Total: 142,932.5 

1 Land use assumptions are based on the Thermal Ranch Specific Plan WSA/WSV (July 2023). 
2 For the purpose of projecting solid waste generation, multi-family residential includes the proposed 
housing, workforce housing, RV spaces, and condos proposed for Planning Area 3, 4a, 4b, and 5a, 
consistent with the WSA/WSV prepared for the Project.  
Source: Estimated Solid Waste Generation Rates for Warehouse/Manufacturing (May 1997), 
CalRecycle 
https://www2.calrecycle.ca.gov/wastecharacterization/general/rates (accessed June 2023); Horse 
Manure Management Plans (September 2020), Michigan State University 
https://www.canr.msu.edu/resources/horse-manure-management-plans (accessed June 2023). 

 
Residential and Commercial Solid Waste 
As shown in the table above, Alternative A is projected to generate 7,932.5 pounds per day of household 
and commercial solid waste, which is 2,530 pounds per day more than the solid waste expected to be 
generated by the Project.  
 
Like the Project, household and commercial solid waste generated by Alternative A is expected to end 
up at one of three landfills. The El Sobrante Landfill has a remaining capacity of 143,977,170 cubic yards, 
the Lamb Canyon Landfill has a remaining capacity of 19,242,950 cubic yards, and the Badlands Landfill 
has 7,800,000 cubic yards of remaining capacity.  
 
Household and commercial waste generated by Alternative A would contribute approximately 0.02% 
annually4 to the remaining capacity of the El Sobrante Landfill, 0.15% annually to the Lamb Canyon 
Landfill’s remaining capacity, or 0.37% of the remaining capacity of the Badlands Landfill. Given the 
operational waste stream projected for Alternative A and the remaining capacity at local landfills, the 
proposed development would not exceed existing capacity. Impacts would be less than significant.   
 
Manure 
Alternative A proposes the same number of stables for the equestrian center as the proposed Project, 
and therefore would result in the same quantity of manure/bedding generated per day. As shown in Table 
3.21-5, Alternative A is estimated to generate 135,000 pounds of manure per day. This manure would be 

 
4  Alternative A would generate 28,953.63 cubic yards per year of solid waste assuming that 1 CY of 

commercial and residential recyclable solid waste is equivalent to 100 lbs (averaged). “Volume to Weight 
Conversion Factors,” US EPA Office of Resource Conversion and Recovery (April 2016) 
https://www.epa.gov/sites/default/files/2016-
04/documents/volume_to_weight_conversion_factors_memorandum_04192016_508fnl.pdf (accessed July 
2023).  

I 
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removed from the site and hauled to the Salton City Solid Waste Site on a daily basis. This landfill has a 
daily throughput capacity of 6,000 tons, of which Alternative A would contribute 1.125% per day during 
peak operations.  
 

As described for the Project in Section 2.21-10, horses are only expected to be boarded on-site during 
the October to April competition season, and therefore no manure will be generated by the equestrian 
center during the summer months. As such, Alternative A, like the Project, would generate 28,620,000 
pounds or 286,200 cubic yards of manure annually, which would contribute approximately 22% per year 
to the 1,264,170 cubic yards of remaining capacity at the Salton City Solid Waste Site.  
 

As noted in the discussion of the Project’s impacts related to solid waste, composting facilities are 
available in the Coachella Valley. While it is assumed that manure generated by Alternative A would be 
hauled to the Salton City waste facility, as proposed for the Project, options to compost the manure 
instead of disposing of it are available. As such, while the manure generated during peak operations 
could use a substantial portion of the remaining capacity of the Salton City waste facility, in the future it 
could instead be transported to a composting facility. As such, it is not expected to exceed State or local 
standards, or otherwise impair the attainment of solid waste reduction goals in the long term, and overall, 
impacts related to the generation of manure will be less than significant.  
 
Solid Waste Reduction and Management 
Alternative A, as well as the waste collection and disposal facilities operated by Riverside County and 
Burrtec, are required to comply with all applicable solid waste management statutes and regulations. The 
waste generated by Alternative A would not be expected to interfere with the County’s compliance with 
AB 939 or other applicable regulations. Impacts would be less than significant.  
 
Alternative B – Low Density Residential Alternative 
Alternative B would generate solid waste during the construction and operational phases. Waste 
generated during construction of Alternative B would be limited, temporary, and subject to the same 
requirements as waste generated during construction of the Project. 
 
During operations, Alternative B would generate solid waste associated with residential and commercial 
uses, as well as manure generated by the equestrian center. Given that Alternative B proposes a lower 
intensity of residential and commercial land uses than the Project, it is expected to generate less solid 
waste associated with these uses. Alternative B proposes the same number of horse stalls for the 
equestrian center as the Project and Alternative A, and thus would result in the same quantity of 
manure/bedding being generated. Table 3.21-8 shows the estimated quantity solid waste that Alternative 
B would generate during operations.  
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Table 3.21-8 

Alternative B – Projected Solid Waste Generation 
Land Use1 Daily Generation Rate Proposed Development Total 

Single Family Residential 10 lbs/dwelling unit/day 39 units 390.00 
Multi-Family Residential 5 lbs/dwelling unit/day 1,169 units 5,845.00 
Office 0.006 lbs/sq ft/day 10,000 sq ft 60.00 
Restaurant 0.005 lbs/sq ft/day 64,750 sq ft 323.75 
Commercial Retail 5 lbs/1000 sq ft/day 110,250 sq ft 551.25 
Hotel 2 lbs/room/day 150 rooms 300.00 

Subtotal:  7,470.00 
With 50% solid waste diversion:  3,735 

Equestrian Stables 50 lbs/horse/per day 2,700 stalls 135,000 
Total: 138,735 

1 Land use assumptions are based on the Thermal Ranch Specific Plan Water Supply Assessment/ 
Verification (April 2023). 
2 For the purpose of projecting solid waste generation, multi-family residential includes the proposed 
housing, workforce housing, RV spaces, and condos proposed for Planning Area 3, 4a, 4b, and 5a, 
consistent with the WSA/WSV prepared for the Project.  
Source: Estimated Solid Waste Generation Rates for Warehouse/Manufacturing (May 1997), CalRecycle 
https://www2.calrecycle.ca.gov/wastecharacterization/general/rates (accessed June 2023); Horse Manure 
Management Plans (September 2020), Michigan State University 
https://www.canr.msu.edu/resources/horse-manure-management-plans (accessed June 2023). 

 
Residential and Commercial Solid Waste 
As shown in the table above, Alternative B is projected to generate 3,735 pounds per day of household 
and commercial solid waste, which is 1,667.5 pounds per day less than what would be generated by the 
Project. Household and commercial waste generated by Alternative B would contribute approximately 
0.009% annually5 to the remaining capacity of the El Sobrante Landfill, 0.07% annually to the Lamb 
Canyon Landfill’s remaining capacity, or 0.17% of the remaining capacity of the Badlands Landfill.6 Given 
the operational waste stream projected for Alternative B and the remaining capacity at local landfills, the 
proposed development would not exceed existing capacity. Impacts would be less than significant.   
 
Manure 
As stated above, as with the proposed Project and Alternative A, Alternative B would result in the 
generation of 135,000± pounds of manure per day during peak operations. This manure would be hauled 
to the Salton City Solid Waste Site on a daily basis, thereby contributing 1.125% per day to the facility’s 
daily throughput capacity of 6,000 tons. As described for the Project in Section 2.21-10, no manure will 
be generated by the equestrian center during the May to October off-season. As such, Alternative B, like 
the Project, would generate 28,620,000 pounds or 286,200 cubic yards of manure annually, which would 
contribute approximately 22% per year to the 1,264,170 cubic yards of remaining capacity at the Salton 
City Solid Waste Site.  

 
5  Alternative B would generate 13,632.75 cubic yards per year of solid waste assuming that 1 CY of 

commercial and residential recyclable solid waste is equivalent to 100 lbs (averaged). “Volume to Weight 
Conversion Factors,” US EPA Office of Resource Conversion and Recovery (April 2016) 
https://www.epa.gov/sites/default/files/2016-
04/documents/volume_to_weight_conversion_factors_memorandum_04192016_508fnl.pdf (accessed July 
2023).  

6  According to CalRecycle, the El Sobrante Landfill has a remaining capacity of 143,977,170 cubic yards, the 
Lamb Canyon Landfill has a remaining capacity of 19,242,950 cubic yards, and the Badlands Landfill has 
7,800,000 cubic yards of remaining capacity. 
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While it is assumed that manure generated by Alternative B would be hauled to the Salton City waste 
facility, as proposed for the Project, composting facilities are available in the Coachella Valley to accept 
manure. As such, while the manure generated during peak operations could use a significant portion of 
the remaining capacity of the Salton City waste facility, in the future it could instead be transported to a 
composting facility. Manure generated by Alternative B is therefore not expected to exceed State or local 
standards, or otherwise impair the attainment of solid waste reduction goals in the long term, and overall, 
would be less than significant.  
 
Solid Waste Reduction and Management 
Alternative B, as well as the waste collection and disposal facilities operated by Riverside County and 
Burrtec, are required to comply with all applicable solid waste management statutes and regulations. The 
waste generated by Alternative B would not be expected to interfere with the County’s compliance with 
AB 939 or other applicable regulations. Impacts would be less than significant.  
 
Alternative C – No Project Alternative 
Alternative C proposes no development. The ongoing cultivation of row crops would continue on the 
subject site. While the existing agricultural operation may generate some solid waste, Alternative C would 
not result in any new waste streams that could exceed State or Local standards, the capacity of local 
infrastructure, or otherwise impair the attainment of solid waste reduction goals. Likewise, the existing 
agricultural operation would not conflict with federal, state, and local management and reduction statutes 
and regulations related to solid wastes including the County Integrated Waste Management Plan. There 
would be no impacts.  
 
Alternative D – No Retail Commercial Center or Resort Uses Alternative 
Alternative D would generate solid waste during the construction and operational phases. Waste 
generated during construction of Alternative D would be limited, temporary, and subject to the same 
requirements as waste generated during construction of the Project. 
 
During operations, Alternative D would generate solid waste associated with residential and commercial 
uses, as well as manure generated by the equestrian center. Given that Alternative D proposes a lower 
intensity of residential and commercial land uses than the proposed Project, it is expected to generate 
less solid waste associated with these uses. Alternative D proposes the same number of horse stalls for 
the equestrian center as the proposed Project and Alternatives A and B, and thus would result in the 
same quantity of manure/bedding being generated. Table 3.21-9 shows the estimated quantity solid 
waste that Alternative D would generate during operations.  
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Table 3.21-9 

Alternative D – Projected Solid Waste Generation 
Land Use1 Daily Generation Rate Proposed Development Total 

Single Family Residential 10 lbs/dwelling unit/day 132 units 390 
Multi-Family Residential 5 lbs/dwelling unit/day 1,210 units 6,050 
Office 0.006 lbs/sq ft/day 10,000 sq ft 60 
Restaurant 0.005 lbs/sq ft/day 29,750 sq ft 148.75 
Commercial Retail 5 lbs/1000 sq ft/day 45,250 sq ft 226.25 

Subtotal:  6,875 
With 50% solid waste diversion:  3,437.50 

Equestrian Stables 50 lbs/horse/per day 2,700 stalls 135,000 
Total: 138,437.50 

1 Land use assumptions are based on the Thermal Ranch Specific Plan Water Supply Assessment/ 
Verification (April 2023). 
2 For the purpose of projecting solid waste generation, multi-family residential includes the proposed 
housing, workforce housing, and RV spaces proposed for Planning Area 3, 4a, and 4b, consistent with 
the WSA/WSV prepared for the Project.  
Source: Estimated Solid Waste Generation Rates for Warehouse/Manufacturing (May 1997), CalRecycle 
https://www2.calrecycle.ca.gov/wastecharacterization/general/rates (accessed June 2023); Horse Manure 
Management Plans (September 2020), Michigan State University 
https://www.canr.msu.edu/resources/horse-manure-management-plans (accessed June 2023). 

 
Residential and Commercial Solid Waste 
As shown in the table above, Alternative D is projected to generate 3,437.5 pounds per day of household 
and commercial solid waste, which is 1,965 pounds per day less than what would be generated by the 
proposed Project. Household and commercial waste generated by Alternative D would contribute 
approximately 0.008% annually7 to the remaining capacity of the El Sobrante Landfill, 0.06% annually to 
the Lamb Canyon Landfill’s remaining capacity, or 0.16% of the remaining capacity of the Badlands 
Landfill.8 Given the operational waste stream projected for Alternative D and the remaining capacity at 
local landfills, the proposed development would not exceed existing capacity. Impacts would be less than 
significant.   
 
Manure 
As stated above, like the proposed Project and Alternatives A and B, Alternative D would result in the 
generation of 135,000± pounds of manure per day during peak operations. This manure would be hauled 
to the Salton City Solid Waste Site on a daily basis, thereby contributing 1.125% per day to the facility’s 
daily throughput capacity of 6,000 tons. As described for the proposed Project in Section 2.21-10, no 
manure will be generated by the equestrian center during the May to October off-season. As such, 
Alternative D, like the Project, would generate 28,620,000± pounds or 286,200 cubic yards of manure 
annually, which would contribute approximately 22% per year to the 1,264,170 cubic yards of remaining 
capacity at the Salton City Solid Waste Site.  

 
7  Alternative D would generate 12,546.88 cubic yards per year of solid waste assuming that 1 CY of 

commercial and residential recyclable solid waste is equivalent to 100 lbs (averaged). “Volume to Weight 
Conversion Factors,” US EPA Office of Resource Conversion and Recovery (April 2016) 
https://www.epa.gov/sites/default/files/2016-
04/documents/volume_to_weight_conversion_factors_memorandum_04192016_508fnl.pdf (accessed July 
2023).  

8  According to CalRecycle, the El Sobrante Landfill has a remaining capacity of 143,977,170 cubic yards, the 
Lamb Canyon Landfill has a remaining capacity of 19,242,950 cubic yards, and the Badlands Landfill has 
7,800,000 cubic yards of remaining capacity. 
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While it is assumed that manure generated by Alternative D would be hauled to the Salton City waste 
facility, as proposed for the proposed Project, composting facilities are available in the Coachella Valley 
to accept manure. As such, while the manure generated during peak operations could use a significant 
portion of the remaining capacity of the Salton City waste facility, in the future a substantial portion could 
instead be transported to composting facilities. Manure generated by Alternative D is therefore not 
expected to exceed State or local standards, or otherwise impair the attainment of solid waste reduction 
goals in the long term, and overall, would be less than significant.  
 
Solid Waste Reduction and Management 
Alternative D, as well as the waste collection and disposal facilities operated by Riverside County and 
Burrtec, are required to comply with all applicable solid waste management statutes and regulations. The 
waste generated by Alternative D would not be expected to interfere with the County’s compliance with 
AB 939 or other applicable regulations. Impacts would be less than significant.  
Alterna C – No Project Alternative 
Overall, Alternative C would have no impact, and the proposed Project and Alternatives A, B and D would 
have less than significant impacts concerning solid waste, with Alternatives B and D generating 
marginally less solid waste and Alternative A generating marginally more solid waste. 
 
Utilities 

g) Would the project impact the following facilities requiring or resulting in the construction 
of new facilities or the expansion of existing facilities, whereby the construction or 
relocation would cause significant environmental effects? 

a)  Electricity? 
b)  Natural gas? 
c)  Communications systems? 
d)  Street lighting? 
e)  Maintenance of public facilities, including roads? 
f)  Other governmental services? 

 
Alternative A 
Alternative A proposes to develop the same property as the Project, and therefore would involve the 
same utilities extensions and on-site improvements as the Project.  
 
Electricity  
As described in greater detail in Section 2.21.6(g), existing power distribution lines occur along Harrison 
Street and Tyler Street, and transmission lines are located on the subject site along Avenue 64. Given 
that the proposed IID substation would be within the subject site, its construction would not cause 
significant environmental effects outside of those already analyzed in this EIR. Environmental impacts 
associated with the provision of electricity facilities would be less than significant.  
 
Natural Gas 
The nearest natural gas lines to the subject site are located on Monroe Street at Avenue 61, 
approximately 3.5 miles west of the subject site, and on Polk Street at Avenue 58, approximately 4 miles 
northeast. Distribution lines will be required to extend to the proposed development if gas service is 
planned. It is expected that the extension of gas lines will occur within the existing road rights-of-way, 
and therefore will have a less than significant impact on the environment.  
 
Communications Systems, Street Lighting, Public Facilities, and Other Services  
Any extensions to telecommunications lines required for Alternative A would occur within existing rights 
of way and would have a less than significant impact on the environment. Existing power lines occur on 
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three of the rights-of-way bounding the subject site, and therefore no significant environmental impacts 
would occur as a result of the installation of streetlights. Likewise, the maintenance of public facilities 
such as roads, power lines, and irrigation lines would occur within existing and future road rights-of-way, 
and therefore no significant environmental impacts are expected to occur as a result. Overall, impacts 
related to utilities would be less than significant.  
  
Alternative B 
Given that Alternative B proposes the development of the same site as the Project and as Alternative A, 
it would have the same potential impacts related to utilities. Any construction, extensions, or 
improvements related to utilities or other public facilities would occur on the Project site or within road 
rights-of-way, and therefore no significant environmental impacts would occur as a result of infrastructure 
related to electricity, natural gas, communications systems, street lighting, public facilities, or other 
services. Impacts would be less than significant.  
 
Alternative C 
Alternative C proposes no development, and thus would not require or result in the construction of new 
or expanded facilities related to electricity, natural gas, communications systems, street lighting, public 
facilities, or other governmental services. It would not cause any additional environmental effects.  
 
Alternative D 
Given that Alternative D proposes the development of the same site as the Project and as Alternatives A 
and B, it would have the same potential impacts related to utilities. Any construction, extensions, or 
improvements related to utilities or other public facilities would occur on the Project site or within road 
rights-of-way, and therefore no significant environmental impacts would occur as a result of infrastructure 
related to electricity, natural gas, communications systems, street lighting, public facilities, or other 
services. Impacts would be less than significant.  
 
 

3.21.4 Mitigation Measures 
 
Given that none of the Project alternatives would be expected to have significant impacts, no mitigation 
measures are required.  
 
 

3.21.5 Environmental Superior Alternative 
 
Alternative C would not require the expansion or construction of new water, sewer, or solid waste 
facilities, nor would it require the expansion or construction of facilities related to other utilities. This 
alternative would not increase water demand, nor would it increase the production of wastewater or solid 
waste. However, Alternative C also would not achieve any of the Project objectives.  
 
Alternatives A, B and D would achieve some of the Project objectives and would have the same, less 
than significant impacts, as the proposed Project related to utilities and services systems. Given that 
Alternative B proposes fewer residential units and commercial space than Alternative A and the Project, 
it would also result in marginally reduced water demand, wastewater production, and solid waste 
production. Alternative D would generate a level of demand for these utilities and services comparable 
to if somewhat less than Alternative D. 
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3.22 Wildfire 
 

3.22.1 Introduction 
 
This section of the EIR describes the potential for alternatives to the proposed Project to expose people 
or property to potential wildfires. This section provides a brief overview of existing wildfire conditions 
within the Specific Plan planning area and surrounding region and analyses potential wildfire hazards 
that could result from implementation of Specific Plan alternatives. The regulatory environment and more 
detailed information are provided in Section 2.22.  
 

3.22.2 Existing Conditions 
 

The subject property is located on the valley floor and is essentially devoid of vegetation excepting the 
seasonal crops grown on the site. Much of surrounding lands are also either in active agriculture or are 
fallow. The California Department of Forestry and Fire Protection (CalFire) has mapped areas of 
significant fire hazards in the state through its Fire and Resources Assessment Program (FRAP) based 
on a hazard scoring system using subjective criteria for fuels, fire history, terrain influences, housing 
density, and occurrence of severe fire weather where urban conflagration could result in catastrophic 
losses.  
 
CALFIRE currently identifies the planning area as a Local Responsibility Area (LRA), with State 
Responsibility Area (SRA) and Federal Responsibility Area (FRA) lands occurring to the southwest and 
to the immediate south, respectively. CALFIRE also designates areas as very high fire hazard severity 
(VHFHS) zones or non-VHFHS zones. None of the lands in the Project planning area are designated as 
a fire hazard severity zone within an LRA or a SRA.1 Portions of the Native American lands located south 
of the Project site are within a Federal Responsible Area (FRA), where fire protection is provided by the 
US Bureau of Indian Affairs (BIA) in cooperation with other federal, state, county, local government, and 
Tribal governments, providing interagency wildland fire assistance, and assisting with federally-declared 
disasters through emergency support functions. 
 
Cal-Fire ranks fire hazard of wildland areas of the state by Fire Threat Zones using four main criteria: 
fuels, weather, assets at risk, and level of service. Southern portions of the valley that border the Santa 
Rosa Mountain foothills are susceptible to the risk of wildland fires. Within the planning area, the nearest 
Fire Threat Zones are 2.25± miles to the southwest in the foothills with fire hazards rated moderate to 
very high. Also see Section 2.21.5 for additional information. 
 

3.22.3 Alternatives Impact Analysis 
 

a) Substantially impair an adopted emergency response plan or emergency evacuation plan? 
 
Alternatives A - Increased Intensity Mixed Use 
Alternative B - Low Density Residential Alternative 
Alternative D – No Retail Commercial Center or Resort Uses 
The main evacuation routes in the planning area include the Highway 86 Expressway and State Highway 
111 accessed via Avenue 62, as well as Harrison Street, along with primary and minor arterial streets 
serving as secondary routes. The Jacqueline Cochran Regional Airport can also serve as an emergency 
response staging and air evacuation facility. Avenue 62 provides all-weather access across the Coachella 
Valley Stormwater Channel and intersects with Highway 1111 and Highway 86 on the east side of the 
channel. Highway 86 north provides a direct connection to US Interstate-10. Highway 111 provides all-
weather channel crossing just north of Ave 58 and extends northwest through Coachella, Indio and other 
valley communities located along the Santa Rosa Mountains. 

 
1  Fire Hazard Severity Zone Online GIS Map by CAL FIRE, http://egis.fire.ca.gov/FHSZ/, Accessed May 2021.  
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As with the proposed Project, Alternatives A, B and D would be located on a site with existing access to 
public roadways and would not interfere with emergency response or evacuation of adjacent sites. Any 
alterations to roadways and points of access under Alternatives A, B and D would be comparable to those 
associated with the proposed Project and would be required to comply with the County’s Fire Department 
requirements to ensure adequate emergency access. These efforts would minimize the potential for all 
“build” alternative roadway design to hinder emergency response or evacuation.  
 
As with the proposed Project, none of the “build” alternatives A propose changes to existing emergency 
response/evacuation plans, and would adherence to such plans to ensure that development would not 
physically interfere with an adopted emergency response plan or emergency evacuation plan. Impacts 
associated with the implementation of Alternatives A, B or D would be less than significant. 
 
Alternative C – No Project Alternative 
The No Project Alternative C would leave the site in its current, undeveloped condition and in active 
agriculture. Under this alternative there would be no new vehicular access taken to surrounding roadways 
nor would there be any site-related modifications to these roadways. Alternative C would not impact or 
impair the implementation of an emergency response or emergency evacuation plan. 
 
 

b) Due to slope, prevailing winds, and other factors, exacerbate wildfire risks, and thereby 
expose project occupants to, pollutant concentrations from a wildfire or the uncontrolled 
spread of a wildfire? 

 
Alternatives A - Increased Intensity Mixed Use 
Alternative B - Low Density Residential Alternative 
Alternative D – No Retail Commercial Center or Resort Uses 
 
Alternatives A, B and D would facilitate future development that would be required to be conducted in a 
manner that is sensitive to and minimizes wildfire risks and the potential exposure of occupants to 
pollutant concentrations and uncontrolled spread of wildfire. Wildfire hazards to a developed community 
are highest in areas near the wildland-urban interface (WUI), the nearest of which is located 2.25± miles 
to the southwest.  
 
CALFIRE has not designated the subject property or lands in the vicinity as either very high fire hazard 
severity (VHFHS) zones or non-VHFHS zones (see Exhibit 2.22-1), the nearest mapped fire hazards 
being those associated with SRA lands along the Santa Rosa Mountains. Alternatives A, B and D would 
facilitate future development on currently cultivated farmland located on the valley floor where strong, 
sustained winds can occur. As with the proposed Project, during construction of and of the three “build” 
alternatives, strict adherence to the County Fire Code and the California Fire Code and other safety 
regulations will ensure that contractors minimize wildfire risks, and in turn, pollutant concentrations 
associated with wildfire. Implementation of any of the “build” alternatives would result in less than 
significant impacts associated with wildfire risks and associated pollutants. 
 
Alternative C – No Project Alternative 
The No Project Alternative C would leave the site in its current, undeveloped condition and in active 
agriculture. Under this alternative there would be no development or human population that could be 
adversely affected by area wildfire risks. Nor would there be a new population that could be exposed to 
pollutants associated with wildfires. There would be no new impacts under the Alternative C scenario. 
 

c) Require the installation or maintenance of associated infrastructure (such as roads, fuel 
breaks, emergency water sources, power lines or other utilities) that may exacerbate fire 
risk or that may result in temporary or ongoing impacts to the environment? 
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Alternatives A - Increased Intensity Mixed Use 
Alternative B - Low Density Residential Alternative 
Alternative D – No Retail Commercial Center or Resort Uses 
Development under Alternatives A, B or D would include the construction of expanded public roads and 
new intra-project roads, water sources, power lines, and other utilities. The subject property is not within 
a wildfire zone, the nearest being 2.25± miles to the southwest. None of the “build” alternatives would 
impact the level of fire risks in these areas. As discussed above, lands west of the planning area and in 
the Santa Rosa Mountain foothills are designated as a fire hazard severity zone within the State 
Responsibility Area.2 The subject property currently hosts IID transmission lines along its south boundary 
and a new IID substation is proposed at the northwest corner of Tyler Street and Ave 64 within the subject 
property under the proposed Project and all “build” alternatives. Both the existing power lines and the 
future substation are planned with substantial setbacks and current and future facilities will not 
significantly exacerbate fire risk in the area or result in temporary or ongoing impacts to the environment. 
Therefore, in this regard impacts associated with implementation of Alternatives A, B or D would be less 
than significant.    
 
Alternative C – No Project Alternative 
The No Project Alternative C would leave the subject property in its existing condition. Ongoing 
maintenance of IID transmission lines will continue as it has with no changes. There will be no new road 
or other construction that could exacerbate existing fire risk. There will be no impacts associated with 
Alternative C. 
 
 

d) Expose people or structures to significant risks, including downslope or downstream 
flooding or landslides, as a result of runoff, post-fire slope instability, or drainage 
changes? 

 
Alternatives A - Increased Intensity Mixed Use 
Alternative B - Low Density Residential Alternative 
Alternative D – No Retail Commercial Center or Resort Uses 
The subject property and immediate planning area are located outside mapped wildfire hazard areas 
and, therefore, have little potential for hazards resulting from post-wildfire flooding, landslide, or slope 
instability. As discussed in Section 2.12, the subject property is not located within a FEMA-designated 
100-year flood zone. Project development will be constructed according to the Uniform Building Code 
and the California Fire Code. The site is located on the valley floor and is bounded by arterial roadways. 
There is no sloping terrain, fire-affected or otherwise, that could pose as a threat to the site. None of the 
“build” alternatives would result in significant adverse impacts associated with post-fire risks. 
Implementation of the Alternatives A, B or D would not expose people or structures to significant 
downslope or downstream flooding or landslides, post-fire slope instability, or drainage changes. Impacts 
would be less then significant. 
 
Alternative C – No Project Alternative 
Under the Alternative C scenario, the subject property would remain it its current state as active farmland. 
The site is outside mapped wildfire hazard areas and has little potential exposure to hazards resulting 
from post-wildfire flooding, landslide, or slope instability. Alternative C would result in no significant 
adverse impacts associated with post-fire risks and would not expose people or structures to significant 
downslope or downstream flooding or landslides, post-fire slope instability, or drainage changes. Impacts 
would be less then significant. 

 
 

2  Ibid. 
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e) Expose people or structures either directly or indirectly, to a significant risk of loss, injury, 

or death involving wildland fires? 
 
Alternatives A - Increased Intensity Mixed Use 
Alternative B - Low Density Residential Alternative 
Alternative D – No Retail Commercial Center or Resort Uses 
Alternatives A, B and D would create the same level of risk of exposure to wildland fires as the proposed 
Project. The subject property is comprised of flat or gently sloping terrain on the valley floor and the entire 
site is in active cultivation. Surrounding lands are comprised on other farmlands, some in active cultivation 
and some that are in a fallow state. Cal-Fire ranks the southern portions of the valley that border the 
Santa Rosa Mountain foothills as susceptible to the risk of wildland fires. Within the planning area, the 
nearest Fire Threat Zones are 2.25± miles to the southwest in the foothills with fire hazards rated 
moderate to very high. Therefore, development of either Alternative A, B or D would not create a 
significant exposure of people or structures, either directly or indirectly, to a significant risk of loss, injury 
or death due to potential wildland fire risk. Impacts would be less than significant.  
 
Alternative C – No Project Alternative 
Under the Alternative C scenario, the subject property would remain it its current state as active farmland. 
There would be no introduction of new structures or additional people. The nearest Fire Threat Zones 
are 2.25± miles to the southwest. Therefore, Alternative C would not create a significant exposure of 
people or structures, either directly or indirectly, to a significant risk of loss, injury or death due to potential 
wildland fire risk. There would be no impacts under the Alternative C scenario.  
 
 

3.22.4 Mitigation Measures 
 
Standard requirements including those set forth in the Uniform Building Code and the California Fire 
Code would serve to avoid, minimize and mitigate potential impacts of wildfires associated with 
Alternatives A, B or D. The County development and building permit process ensures that applicable 
safety requirements will avoid and minimize fire risks and environment impacts to the greatest extent 
practical. Therefore, additional mitigation measures are not required. 
 
 

3.22.5 Environmental Superior Alternative 
 
As noted above and in Section 2.22, the subject property is located more than two miles from the nearest 
mapped wildland fire hazard area. Therefore, none of the project alternatives (including the proposed 
Project) would involve significant impacts concerning wildfire risk or hazard.  
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3.23. Conclusion and Overall Environmentally Superior Alternative 
 
Sections 3.3 through 3.22 evaluate the comparative environmental impacts that may be associated with 
the three “build” and one “no project” alternatives evaluated in this EIR. The analysis also compares the 
impacts of the alternatives with those associated with the proposed Project (see Section 2.0). Based on 
this analysis, the overall environmentally superior project alternative is determined to be Alternative C, 
the No Project scenario (per CEQA 15126.6). Alternative C would maintain the status quo at the subject 
property and current impacts associated with cultivation, including impacts to water resources, air quality 
and noise, would remain. Of the “build” alternatives, the Low Density Residential alternative (Alternative 
B) would have the lowest impacts overall and would be the environmentally superior “build” alternative.  
 
Alternative A (Increased Intensity Mixed-Use Alternative)  
Alternative A would result in a greater intensity of urban land uses than would the proposed Project. 
Under this scenario, the equestrian center (PA-1) would remain. PA-4 (Workforce housing and RV park) 
would also remain as set forth in the proposed Project. Development in PA-2 would develop at a density 
of 2 units per acre and provide 388 lots of 0.50± acre. Densities in PA-3 would increase to 8.7± units per 
acre, assumed to be attached single-family product and resulting in 605 units. Alternative A would result 
in 636 more residential units for a 46% increase, compared to the proposed Project. Commercial uses 
would increase, providing 300 hotel rooms (keys), 260,000 square feet of retail space and 505 condo 
units.  
 
Commercial retail space in PA-6 would be maximized to provide up to 200,000 square feet. In comparison 
with the proposed Project, Alternative A would result in 636 additional residential units for a 46% increase, 
and an increased projected employee count of 800 (33% increase vs the proposed Project). The rationale 
for this alternative is increasing land use efficiencies, more efficient use of infrastructure, potential 
reductions in off-site vehicle miles travelled (VMT), as well as reduced pressure to develop on other, 
more environmentally sensitive sites. 
 
Alternative B (Low Density Residential alternative) 
Under Alternative B the equestrian center (PA-1) acreage would remain as set forth in the proposed 
Project, as would PA-4 (Workforce housing and RV park). However, the density of residential lots in PA-
2 would be reduced to five acre lots, the density in PA-3 would be reduced to 2 units per acre with single-
family detached homes, and the density of the PA-5 resort condos would be reduced to 5 units per acre. 
Commercial development would also play a less prominent role under Alternative B, providing a total of 
100,000 square feet of retail space in PA-5 and 6. The 150 key hotel in PA-5 would remain the same 
under this alternative. In comparison with the proposed Project, Alternative B would result in 474 fewer 
residential units for a 34% decrease, and a proportional decreased projected employee count of 110 to 
198.  
 
No Retail Commercial Center or Resort Uses 
Alternative D has been developed to offer a development scenario that replaces the retail commercial 
center, resort condominium uses and hotel in PAs 5 and 6 with estate residential parcels, while still 
facilitating the equestrian center development. Under Alternative D, all resort condominium uses in PA-5 
and retail commercial square footage in PA-6 would be replaced with estate residential uses with a 
density of 0.42 dwelling units per acre, or 2.3 acre lots. In addition, the density of residential lots in PA-2 
would be slightly reduced from 0.6 to 0.5 dwelling units per acre, or two acre lots. In comparison with the 
proposed Project, Alternative D would result in 340 fewer residential units (resort condominiums) for a 
25% decrease, a reduction in retail commercial space by 200,000 square feet for a 73% decrease, and 
elimination of the hotel use. The rationale for this alternative is reducing land use intensities, potentially 
reducing environmental impacts from mobile emissions due to the reduced number of residents and 
commercial users. 
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Comparison of Alternatives 
In some instances, more than one alternative vies for equal ranking or superiority, as noted in the table 
below. The following findings and table summarize the reasoning for selection of the environmentally 
superior alternative. 
 

• Alternative A would increase total potential residential units and increase commercial acreage but 
would in general have the same potential impacts as the other build alternatives. It would increase 
land use efficiencies, use of infrastructure, potentially reducte off-site vehicle miles travelled 
(VMT), as well as reduce pressure to develop on other, more environmentally sensitive sites. 

• All but Alternative A would reduce the number of residential units and commercial space.  
• Compared to the lower density Alternative B, which would argue for substantially greater access 

to be taken from the adjoining arterial roadways, the proposed Project and Alterative A would 
reduce points of access and provide safer and more roadway access. The more intense proposed 
Project and Alternative A would also result in fewer potential curb cuts and less friction on arterial 
traffic flows. 

• By facilitating buildout of the arterial roadway network in the vicinity, the proposed Project and 
Alternative A would further enhance the County’s ability to meet the changing urban planning and 
economic environment in the eastern Coachella Valley, and better accommodate associated 
future traffic. 

• Alternative D would reduce the number of residential unit compared to the proposed Project but 
would result in more units than Alternative B. However, Alternative D would result in the greatest 
reduction in on-site commercial uses, eliminating the retail commercial, and hotel uses in PAs 5 
and 6. 

• In several categories, the potential impacts are essentially the same for all alternatives 
 
Summary Matrix 
Overall, of the “build” alternatives the proposed Project and Alternative A will generally have greater 
impacts, while Alternative B will have proportionally reduced impacts. The No Project Alternative does 
not create any new impacts, but current agricultural activities do continue to impact local and regional 
water supplies, area air quality and other resources and areas of environmental concern.  
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Table 3.23-1 
Environmentally Superior Alternative Comparison 

Relative Impact Ranking1 
Environmental Issue Environmentally Superior Rankings 

 Proposed 
Project 

Alternative 
A 

Alternative 
B 

Alternative 
C 

Alternative 
D 

Aesthetics 4 5 3 0 2 
Agriculture and Forestry 5 5 5 0 5 
Air Quality 4 5 3 2 3 
Biological Resources Equivalent for all scenarios – site fully disturbed 
Cultural Resources Equivalent for all scenarios – site fully disturbed 
Energy Resources 4 5 3 2 3 
Geology and Soils 1 1 1 0 1 
Greenhouse Gas Emissions 4 5 3 2 3 
Hazards and Hazardous 
Materials 2 3 2 1 2 

Hydrology and Water Quality 1 1 1 0 1 
Land Use and Planning 2 3 1 0 1 
Minerals and Paleontological 
Resources 2 3 1 0 2 

Noise  1 2 1 0 1 
Population, Housing and 
Environmental Justice 2 3 1 0 3 

Public Services 4 5 3 0 3 
Recreational Resources 2 3 1 0 1 
Transportation and Traffic 4 5 3 1 3 
Tribal Cultural Resources Equivalent for all scenarios – site fully disturbed  
Utilities and Service Systems 4 5 3 0 3 
Wildfire 0 0 0 0 0 
Total Score 48 59 35 8 37 

1  Ranking system is 0 to 5 with the higher number reflecting greater comparative impacts. Therefore, lower number ranking 
is better. Higher numbers do not necessarily reflect significant impacts, including potential policy violations. 

2. Environmental Issues shown in red signify those where impacts may not be fully mitigated, and significant adverse 
impacts could result. 

 
3.23.1 Environmentally Superior Alternative 

 
As summarized in Table 3.18.1, Alternative is clearly the environmentally superior alternative, although 
even this No Project alternative is not without consequence. Air quality impacts associated with ongoing 
crop cultivation and associated PM10 and PM 2.5 emissions, as well as required energy inputs and GHG 
emissions would continue to be associated with agricultural activities. Comparison of the proposed 
Project and the three “build” alternatives shows that Alternative B would be marginally superior to 
Alternative D, and that Alternative A would result in the greatest overall environmental impacts by a 
substantial margin. 
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4. UNAVOIDABLE SIGNIFICANT IMPACTS  
 
Introduction 
Unavoidable significant impacts are those that cannot be reduced to acceptable or insignificant levels by 
the implementation of mitigation measures (see CEQA Guidelines Section 15126). Impacts associated 
with the development of the Thermal Ranch Specific Plan are addressed in detail in Section 2 of this EIR. 
Comprehensive mitigation measures, as well as monitoring and reporting programs, have been 
developed to address potential impacts. In most cases, the mitigation measures set forth in this EIR will 
demonstrably and effectively reduce all potentially significant impacts to levels of insignificance.  
 
However, impacts to agricultural resources resulting from the proposed development of prime farmland 
could not be mitigated to less than significant levels and are considered an unavoidable significant 
impact. Due to emissions of CO, NOx, and ROG during operation of the Project, air quality impacts could 
not be mitigated to less than significant levels and are therefore also considered an unavoidable 
significant impact. 
 
Impacts associated with vehicle miles traveled have been addressed to the greatest extent practicable 
but nonetheless result in impacts that remain significant or potentially significant even with 
implementation of all feasible mitigation. Each of these three areas where the Project does or may result 
in unmitigable significant impacts are further discussed below.  
 
Agriculture and Forestry Resources 
The Project proposes a General Plan Amendment that would change the General Plan Foundation 
Element designation for the 619±-acre site from “Agriculture” to “Community Development”. The Project 
also includes a Change of Zone that would change the entire site from “Heavy Agriculture” and 
“Controlled Development Area” (W-2) to non-agricultural zoning as set forth in the proposed Specific 
Plan. The subject property is in active cultivation and has been for several decades. The proposed Project 
would include uses, such as residential and commercial development, that would preclude the current 
agricultural use.  
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The 619.1±-acre Project site is comprised of 568.30 acres of designated Prime Farmland and 52.59 acres 
of designated Farmland of Statewide Importance. Development of the proposed Project would convert 
the entire 619.1±-acre site from Prime Farmland and Farmland of Statewide Importance to non-
agricultural uses. The subject site was analyzed using the California Department of Conservation’s 
Agricultural Land Evaluation and Site Assessment (LESA) Model, which determined that the property is 
a high-quality agricultural resource. Impacts resulting from the conversion of the subject site to non-
agricultural use would therefore be considered significant.  
 
The impacts resulting from the proposed conversion of the subject site from agricultural to non-
agricultural uses cannot be lessened or avoided through the implementation of feasible mitigation 
measures. As discussed in Section 2.4.7, agricultural conservation easements would not serve as 
feasible or effective mitigation to substantially lessen or avoid the Project’s significant impacts to 
agricultural resources. The protection of agricultural lands elsewhere in the County would not reduce or 
avoid the conversion of the 619.1±-acres of farmland within the Project site.  
 
In addition, requiring purchase of a conservation easement on other lands would also add a significant 
cost to the Project, which could potentially render it financially infeasible. An agricultural conservation 
easement would also have implications for water consumption that the County may or may not find 
acceptable. Furthermore, CVWD has directed the subject property owner to plan to allow the entire site 
to lie fallow for at least the next two years to address the current and ongoing drought within the Colorado 
River watershed from which irrigation water for the Coachella Valley is secured. 
 
Finally, the County General Plan allows for the conversion of up to 7% of lands designated as Agriculture 
to other Foundation and land use designations during each 2.5-year cycle, to balance policies favoring 
the preservation of agricultural resources with the policies favoring additional housing and economic 
development. The proposed Project is consistent with this policy determination by the County.  Moreover, 
a required agricultural conservation easement could conflict in principle and on policy grounds with the 
County’s balancing of these interests. For these reasons, the Project’s impact on agricultural resources 
cannot be feasibly mitigated, and impacts would remain significant and unavoidable.  
 
Air Quality 
Operational emissions refer to the ongoing emissions associated with a land used over the life of a 
project. They include area source emissions, emissions from energy demand, and mobile source 
emissions (i.e., motor vehicle trips). The Project’s operational emissions were quantified using the 
California Emissions Estimator Model (CalEEMod). The air pollutant emissions resulting from the 
proposed development were estimated based on maximum buildout of the land uses proposed in the 
Thermal Ranch Specific Plan (as shown in Section 2.5, Table 2.5-6), and the average generation of 
18,939 daily vehicle trips, as set forth in the Traffic Impact Analysis prepared for the Project.  
 
As shown in Section 2.5, Table 2.5-8, the Project-generated emissions will not exceed SCAQMD 
thresholds for SOx, PM10, or PM2.5 during operations, with implementation of feasible mitigation measures. 
However, daily emissions during Project operations will exceed the SCAQMD thresholds for carbon 
monoxide (CO), nitrogen oxides (NOx), and reactive organic gases (ROG). Emissions projections 
represent worst-case conditions, and actual emissions may be lower than projected.  
 
Approximately 54% of the projected ROG (also known as volatile organic compounds or VOC) emissions 
are from area sources, which may be the result of the reapplication of architectural coatings, as well as 
the use of consumer products such as cleaning supplies and kitchen aerosols, and the operation of 
landscaping equipment. The use of low-VOC architectural coatings is already regulated in the Project 
area by SCAQMD Rule 113, which are considered to mitigate such emissions form architectural coatings 
to the maximum extent feasible.  
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ROG/VOC emissions associated with consumer products and landscaping equipment are difficult to 
mitigate because they are largely dependent on the choices of individual consumers, tenants, and 
property-owners, except to the extent such emissions are reduced through future technological advances 
and/or state or federal legislation, all of which is outside the control of the Project applicant and the County 
and thus is not considered feasible mitigation. While mitigation measures for area emissions of 
ROG/VOC have been provided in Section 2.5.8, these measures cannot be enforced, and the associated 
emissions reductions cannot be assured or quantified.  
 
Approximately 80% of CO emissions, 83% of NOx emissions, and 45% of ROG emissions associated 
with Project operations are from mobile sources, resulting in part from the large quantity of daily vehicle 
trips that the Project is projected to produce during the peak October to April equestrian competition 
season. Mobile source emissions would be reduced through the reduction of vehicle miles traveled (VMT) 
associated with the Project. However, the proposed development provides a complementary mix of land 
uses, has already been designed to maximize on-site connectivity and alternative modes of travel, and 
the Project’s relatively rural location makes carpooling and public transportation options infeasible as 
mitigation. VMTs associated with the Project have therefore been reduced to the maximum extent 
feasible, and there are no feasible, quantifiable or enforceable ways to further mitigate for CO, NOx and 
ROG emissions that are directly linked to land use-based vehicle trip rates. Nevertheless, such mobile 
source emissions are likely to be reduced over time as electric vehicles continue to grow in prevalence 
and regulatory restrictions on such emissions are further strengthened. Nevertheless, this impact is 
considered significant and unavoidable because the emissions cannot feasibly be reduced below the 
applicable thresholds at this time.  
 
Cumulative Contribution: Non-Attainment Criteria Pollutants 
The Coachella Valley portion of the SSAB is classified as a “non-attainment” area for PM10 and ozone. 
CO, NOx, and ROG are precursors to ozone, for which the Coachella Valley is in nonattainment. The 
Project will contribute to increased regional CO, NOx, and ROG emissions, primarily due to motor vehicle 
trips associated with operation of the development. As stated above, there are no additional feasible, 
quantifiable, and enforceable ways to further reduce travel-related CO, NOx and ROG emissions to less 
than significant levels. Cumulative impacts associated with operations of the proposed Project at buildout 
will therefore remain significant and unavoidable. 
 
Transportation 
 
Vehicle Miles Traveled 
With the exception of generating a limited but net increase in Countywide VMTs, and with the mitigation 
measures set forth in Section 2.19, the Project will result in less than significant impacts on the local and 
regional transportation network. As noted above, the Project’s net exceedance of the Countywide VMT 
threshold is expected to be reduced as further urbanization occurs in the Project area and trip lengths 
decrease. Nonetheless, due to the Project’s VMT exceedance, the Project would have unavoidable 
significant impacts with respect to County VMTs. 
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5. IRREVERSIBLE COMMITMENT OF RESOURCES  
 
As required by CEQA Section 15126.2(c), this section of the EIR addresses the potentially significant 
irreversible environmental changes to or loss of non-renewable resources that could occur from 
implementation of the proposed Project. Irretrievable commitments of resources should be evaluated to 
assure that such current consumption is justified. (also see Public Resources Code section 21100.1 and 
Title 14, California Code of Regulations, Section 15127). In general, non-renewable resources imply 
fossil-based energy resources, but may also pertain to the permanent loss of agricultural, biological, 
mineral and other natural resources. The use of non-renewable resources during construction and 
operation of the proposed Project, and long-term impacts associated with its buildout may be irreversible 
and irretrievable.   
 
Buildout of the proposed Project will result in the irretrievable and irreversible commitment of non-
renewable natural resources, including energy resources such as petroleum and natural gas (see Section 
2.8), water resources (see Section 2.12), and mineral resources (see Section 2.14) used for construction 
materials, such as concrete and steel. It will also result in the conversion of farmland (see Section 2.4).  
 
Future development facilitated by the proposed Project would increase the demand for sand and gravel 
resources for roadways, infrastructure, and building construction. These resources could be derived from 
the regional Coachella Valley market, but the demand for sand and gravel resources would not be 
considered significant when compared to available regional resources. 
 
In addition to its equestrian component, the proposed Project would result in an overall increase in 
housing units, and commercial, office and resort square footage. The development of these land uses at 
planned densities and intensities would also contribute to the need for additional energy supplies (i.e., 
natural gas, electricity). However, due to efficiencies in land use planning, the proposed Project will 
generate a limited increase in overall vehicle miles traveled (VMT) and VMT per service population at 
buildout. This VMT increase is primarily due to the Project’s location in an urbanizing but still rural area, 
and associated external trip generation and trip length. As current development projects that are already 
approved continue to buildout and future development in the area of the Project vicinity continues, it is 
anticipated that VMT will be reduced. 
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The annual demand for electricity (kWh), natural gas (therms), and transportation fuel (gasoline and 
diesel), was estimated for the Project buildout and is presented in Section 2.8, Tables 2.8-2 and 2.8-3. 
Future development facilitated by the proposed Project will ensure that it is designed, built, and operated 
in accordance with all applicable energy-related regulations, including energy efficiency and conservation 
standards. Energy-related impacts are considered less than significant because the proposed Project will 
implement a number of regulations, standards and guidelines regarding the installation of on-site 
renewable energy systems and Project elements designed to minimize wasteful, inefficient, or 
unnecessary consumption of energy.  
 
The proposed Project would facilitate continued urban development in the area and result in the 
permanent conversion of 568.30 acres of Prime Farmland and 52.59 acres of Farmland of Statewide 
Importance to urban uses. Farming on these lands is dependent primarily upon the importation of 
Colorado River water, which climate change has made a progressively less reliable and sustainable 
source of water for agricultural or urban use. The long-term viability of the subject property for farming is 
also affected by the continuing urbanization of this portion of the Coachella Valley. This EIR has 
determined that the Project will nonetheless have a significant unavoidable impact on agricultural lands, 
which is considered an irrevocable commitment of non-renewable resources. 
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6. GROWTH INDUCING IMPACTS  
 
The degree to which the proposed Project could foster economic or population growth, or the construction 
of additional housing, either directly or indirectly, in the surrounding environment is evaluated below. 
Inclusive in this evaluation is the extent to which the proposed Project may remove obstacles to 
population growth. CEQA recognizes that unplanned increases in population may tax existing community 
service facilities, requiring construction of new facilities that could cause significant environmental effects. 
The extent to which the proposed Project may encourage and facilitate other activities that could 
significantly affect the environment are also addressed in this context. As noted in CEQA (15126.2(e), it 
should not be assumed that growth in any area is necessarily beneficial, detrimental, or of little 
significance to the environment. 
 
The proposed Project land use development scenario will directly and indirectly induce growth in the 
vicinity. It should be noted that although the Project includes a change in land use designations from 
agriculture to community development, this change is consistent with already approved and partially 
developed mixed-use development on surrounding lands. Such developments as Kohl Ranch, The 
Thermal Club, TTM 32693 and 32694, not to mention the K-12 Mirage campus of the CVUSD, which is 
one mile south of the Project site, are actively extending the urban development pattern in the Project 
area. 
 
Also appropriate to consider is the scale and capacity of public roads and infrastructure planned and 
partially constructed adjacent and in proximity to the Project site. Major domestic water and sewer 
collection and treatment facilities are immediately available to these and nearby lands. To provide 
adequate fire flows, the Project is required to construct domestic water storage within an existing and 
partially developed CVWD reservoir site. The new water reservoir will increase storage capacity in the 
Project planning area, but does not require additional transmission lines, will occur on an already 
developed site planned for multiple reservoirs, and will not result in any additional significant 
environmental impacts. CVWD is also requiring that the Project provide on-site wells to address Project 
demand.  
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Similarly, the Project will be required to expand the existing electrical infrastructure in the Project area, 
which could indirectly support further development in the area.  However, any such additional growth is 
not anticipated to exceed what is already planned in the County’s General Plan and the other long-term 
planning documents.  
  
The County General Plan Circulation Element provides for expressway and arterial-scale roadways 
adjoining the Project and extending across the area, including Harrison Street and Avenue 62. Two state 
highways (SR 111 and 86 Expressway) are located within three miles of the Project site making the 
subject and surrounding properties highly accessible.  
 
The proposed Project will be a major generator of jobs in the eastern Coachella Valley where the 
jobs/housing ratio indicates a strong need for more employment opportunities (see Section 2.16). It is 
estimated that upon buildout the proposed Project will generate approximately 1,325 full- and part-time 
jobs in commercial services, hospitality food and lodging, and equestrian services that can help meet the 
current jobs deficit. The Project helps to address the current jobs/housing imbalance. Therefore, the 
Project may foster economic growth and development, but its effects on population growth are expected 
to be limited and consistent with existing long-term forecasts. 
 
Growth associated with the implementation of the proposed Project will be regulated and limited by 
Specific Plan objectives, standards and guidelines, as well as County General Plan policies and 
programs.  
 
  B. Cumulative Impacts 
 
Impacts associated with the implementation of the Project must be considered along with the effects of 
other development, which may also occur outside the Project planning area and jurisdiction. CEQA 
identifies these as cumulative impacts (Section 21083 (b), CEQA Statutes and Section 15355 of the 
CEQA Guidelines). In this EIR, cumulative impacts have been addressed categorically for the proposed 
Project in Section 2.0. 
 
In summary, the Project is expected to foster economic growth but limited population growth. Most 
Project-related jobs are expected to be filled by current eastern Coachella Valley area residents on a 
seasonal and year-round basis. The Project does not remove any existing obstacles to unplanned growth, 
relying largely on existing and currently planned transportation and utility infrastructure. The Project will 
not require construction of new facilities that could cause significant environmental effects.  
 
Beyond a general improvement in local economic conditions as a result of the Project, its approval and 
development is not expected to encourage or facilitate other land development that could significantly 
affect the environment, either individually or cumulatively.  
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7. ORGANIZATIONS, PERSONS AND DOCUMENTS CONSULTED  
 
A. County Of Riverside Planning Department 
 Att. Russell Brady, Senior Planer 

4080 Lemon Street, 12th Floor 
Riverside, CA 92501 

 
B. Project Proponent 

Thermal Ranch, LLC 
19312 Canyon Drive 
Villa Park, CA 92861 
 

C. Environmental/Planning Consultant 
 
Terra Nova Planning & Research, Inc. 
Attn: Nicole Sauviat Criste 
42635 Melanie Place, Suite 101 
Palm Desert, CA 92211 
 

D. Air Quality Consultant 
 
Terra Nova Planning & Research, Inc. 
42635 Melanie Place, Suite 101 
Palm Desert, CA 92211 
 

E. Biological Consultant 
 
WSP USA Environment & Infrastructure, Inc. 
1845 Chicago Avenue, Suite D 
Riverside, CA 92507 
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F. Cultural Consultant 
 
CRM Tech 
1016 E. Cooley Drive, Suite A/B 
Colton, CA 92324 
 

G. Geotechnical Engineering Consultant 
 
Petra Geosciences Inc. 
42-240 Green Way, Suite E 
Palm Desert, CA 92211 
 

H. Hydrology Consultant 
 
MSA Consulting, Inc. 
34200 Bob Hope Drive 
Rancho Mirage, CA 92270 
 

I. Noise Consultant 
 
Urban Crossroads, Inc. 
1133 Camelback St. #8329 
Newport Beach, CA 92658 
 

J. Traffic Consultant 
 
Urban Crossroads, Inc. 
1133 Camelback St. #8329 
Newport Beach, CA 92658 
 
 

K. Utilities, Other Agencies & Service Providers 
 
 Burrtec Waste & Recycling Services 

Coachella Valley Water District 
Frontier Communications Corporation 
Spectrum Communications 
Southern California Gas Company 
California Office of Planning and Research 
Coachella Valley Unified School District 
Coachella Valley Association of Governments 
Imperial Irrigation District 
Riverside County Airport Land Use Commission 
Riverside County Transportation Department 
South Coast Air Quality Management District 
Southern California Association of Governments 
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L. Documents 
 

• 2003 Coachella Valley PM10 State Implementation Plan, August 1, 2003. 

• 2019 California Fire Code by California Building Standards Commission.  

• 2019 Strategic Fire Plan for California By State Board of Forestry and Fire Protection, 
California Department of Forestry and Fire Protection (CAL FIRE), January 22, 2019. 

• 2020 Riverside County Agricultural Production Report, prepared by the Riverside 
County Agricultural Commissioner’s Office, 2020.  

• 2022 Scoping Plan for Achieving Carbon Neutrality, California Air Resources Board, 
November 2022. 

• A New Comparison of Greenhouse Gas Emissions from California Agricultural and 
Urban Land Uses, American Farmland Trust (2015).  

• Active tectonics of the eastern California shear zone, Frankel, K. L., Glazner, A. F., 
Kirby, E., Monastero, F. C., Strane, M. D., Oskin, M. E., ... & Coleman, D. S., 2008, Field 
Guides. 

• Behavior of the southernmost San Andreas fault during the past 300 years. Sharp, R. V. 
(1967). Sieh, K., & Williams, P. L. (1990). San Jacinto fault zone in the Peninsular 
Ranges of southern California. Geological Society of America Bulletin, 78(6), 705-730. 

• Biological Resources Assessment and Coachella Valley Multiple Species Habitat 
Conservation Plan Compliance Report, Thermal Ranch Development Project, Thermal, 
Riverside County, California, prepared by Wood Environment & Infrastructure, Inc., 
September 28, 2022. 

• CalEPA and CARB, Air Quality and Land Use Handbook: A Community Health 
Perspective, (April 2005).  

• California Agricultural Land Evaluation and Site Assessment Model (LESA), Department 
of Conservation.  

• California Agricultural Land Evaluation and Site Assessment Model, Instruction Manual. 

• California Air Resources Board 2022 Scoping Plan Update. 

• California Air Resources Board, Climate Change Scoping Plan, May 2014.   

• California Emissions Estimator Model User’s Guide, Versions 2020.4.0., prepared for 
California Air Pollution Control Officers Association (CAPCOA), May 2021.  

• California Energy Commissions, Transportation Energy Demand Forecast, 2018-2030 – 
Staff Report, 2017. 
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• California Energy Demand Forecast, California Energy Commission Final 2021 IEPR 
Volume IV. 

• California Greenhouse Gas Emissions for 2000 to 2020, California Air Resources 
Board, October 2022.  

• California Health and Safety Code § 38505. 

• Caltrans Technical Noise Supplement to the Traffic Noise Analysis Protocol, September 
2013. 

• CARB 2022 Scoping Plan Update, Environmental and Regulatory Setting. 

• Coachella Valley Water District Canal Water Cost of Service Study, prepared by Carollo 
Engineers, Inc. for CVWD, February 2021.  

• Coachella Valley Water Management Plan, Coachella Valley Water District, January 
2012. 

• Colorado River Water Agricultural Water Conservation Plan, prepared by Coachella 
Valley Water District, December 2021.  

• ConnectSoCal, Highways and Arterials Technical Report, Southern California 
Association of Governments, adopted September 3, 2020. 

• Construction Plan Approval Procedures for Food Facilities, prepared by County of 
Riverside Department of Environmental Health, September 2013. 

• County of Riverside Climate Action Plan Update, November 2019. 

• County of Riverside Environmental Impact Report No. 521, February 2015.  

• County of Riverside General Plan Amendment EIR No. 521, February 2015.  

• County of Riverside General Plan, Eastern Coachella Valley Area Plan, Adopted 
December 2009, Revised September 2021.  

• CVWD Development Design Manual, May 2022.  

• Eastern Coachella Valley Area Plan, September 2021.  

• Federal Aviation Administration Aeronautical Study No. 2023-AWP-9101-OE, June 12, 
2023. 

• Fee Justification Study for New Residential and Commercial/Industrial Development, 
prepared by Coachella Valley Unified School District, November 2022. 

• Geology of the Salton Trough, Alles, D. L., 2012. 
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• Historical/Archaeological Resources Survey Report, APNs 751-020-002, -003, -006, 
and -007, prepared by CRM TECH, March 2006. 

• Historical/Archaeological Resources Survey, Thermal Ranch Specific Plan, prepared by 
CRM TECH, October 2022. 

• Institute of Transportation Engineers (ITE) Trip Generation (11th Edition, 2021.  

• IPCC Climate Change 2021: The Physical Science Basis. Contribution of Working 
Group 1 to the Sixth Assessment Report of the IPCC, 2021.  

• IPCC Special Report: Global Warming of 1.5�C – Summary for Policymakers, 2018.  

• LESA Instruction Manual, prepared by California Department of Conservation, 1997. 

• Multi-Jurisdictional Local Hazard Mitigation Plan, County of Riverside, Emergency 
Management Department, July 2018.  

• National Environmental Policy Act of 1969.  

• Natural Hazard Mapping, Analysis, and Mitigation: a Technical Background Report in 
Support of the Safety Element of the New Riverside County 2015 General Plan, 
prepared by Earth Consultants International, August 2000. 

• Noise Study – Hawano Industrial Business Park Development, prepared by Ldn 
Consulting, 2011. 

• Notice of Proposed Construction or Alteration – Off Airport, 2023-AWP-7551-OE 
Obstruction Evaluation, Version 2022. 

• Office of the State Fire Marshal Regulated Occupancies: Authority, Responsibility, 
Inspection Frequency, Ability to Modify Regulations Locally Ability to Charge an 
Inspection Fee, by Office of the State Fire Marshal, 2011.  

• Orange County Great Park - 688 Acre Park Development Traffic Study - July 2014, 
prepared by LSA Associates.  

• Paleontological Resources Technical Report – City of La Quinta General Plan, prepared 
by CRM TECH, August 2010. 

• Phase 1 Environmental Site Assessment for the Agricultural Property Located At 85400 
Avenue 62 and 62101 Tyler Street, Thermal, California, Terra Nova Planning and 
Research, Inc., September 2022.  

• Preliminary Geotechnical Investigation, Petra Geotechnical, Inc. April 15, 2013 
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• Preliminary Hydrology Report For Property Located in Section 5, T.7S., R.8E, prepared 
by MSA Consulting, February 15, 2023. 

• Riverside County 2019 Climate Action Plan Update.  

• Riverside County Airport Land Use Compatibility Plan Policy Document, Adopted 
October 2004. 

• Riverside County Airport Land Use Compatibility Plan.  

• Riverside County Congestion Management Program, Riverside County Transportation 
Commission, 2011. 

• Riverside County draft 6th Cycle Housing Element Update Housing Background Report, 
Unincorporated Riverside County, 2010-2018.  

• Riverside County General Plan EIR No. 441, prepared for the August 2002. 

• Riverside County General Plan EIR, 2015.  

• Riverside County General Plan Update GPA No. 960 and Eastern Coachella Valley Area 
Plan, 2015, Amended. 

• Riverside County General Plan, 2020  

• Riverside County General Plan, East Coachella Valley Area Plan, Sept. 28, 2021. 

• San Andreas, Garlock, and Big Pine faults, California a study of the character, history, 
and tectonic significance of their displacements, Hill, M. L., & Dibblee, T. W. (1953).  
Geological Society of America Bulletin, 64(4). 

• SCAQMD, Interim CEQA GHG Significance Threshold for Stationary Sources, Rules 
and Plans, December 2008.  

• Senate Bill 100 Joint Agency Report, Achieving 100 Percent Clean Electricity in 
California, 2021.  

• South Coast Air Quality Management District Rules and Regulations, Adopted February 
4, 1977. 

• Southern California Association of Governments Sixth Cycle Final Regional Housing 
Needs Allocation Plan. 

• State of California General Plan Guidelines, prepared by the Governor’s Office of 
Planning and Research, 2017.  

• State of California, Department of Finance, E-5 Population and Housing Estimates for 
Cities, Counties and the State, January 1, 2021-2023. 
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• The Kohl Ranch Specific Plan No. 303, Amd. No. 2, adopted November 6, 2018. 

• Thermal Ranch Specific Plan Alternatives – Trip Generation Comparison, prepared by 
Urban Crossroads, Inc. June 5, 2023. 

• Thermal Ranch Specific Plan Noise and Vibration Analysis, prepared by Urban 
Crossroads, Inc. July 24, 2023. 

• Thermal Ranch Specific Plan Traffic Analysis, prepared by Urban Crossroads, March 
2023.  

• Thermal Ranch Specific Plan Traffic Analysis, prepared by Urban Crossroads, July 
2023. 

• Thermal Ranch Specific Plan Vehicle Miles Traveled (VMT) Analysis, prepared by 
Urban Crossroads, Inc., December 2023. 

• Thermal Ranch Specific Plan Vehicle Miles Traveled (VMT) Analysis, Urban 
Crossroads, June 2023. 

• Thermal Ranch Specific Plan Vehicles Miles Traveled Analysis, prepared by Urban 
Crossroads, January 30, 2023. 

• Thermal Ranch Specific Plan Water Supply Assessment/Verification prepared by Terra 
Nova Planning and Research, Inc. Approved July 2023. 

• Timing of large earthquakes since A.D. 800 on the Mission Creek strand of the San 
Andreas fault zone at Thousand Palms Oasis, near Palm Springs, California. Bulletin of 
the Seismological Society of America v. 92(no. 7). Fumal, T. E., Rymer, M.J., Seitz, 
G.G., 2002. 

• Traffic Impact Analysis, prepared for the Project by Urban Crossroads, Inc., May 2023. 

• Transit Noise and Vibration Impact Assessment Manual, Federal Transit Administration, 
September 2018. 

• Transportation Analysis Guidelines for Level of Service and Vehicle Miles Traveled, 
Riverside County Transportation Department, December 2020. 

• Transportation Demand Management Measures, Transportation Analysis Guidelines for 
Level of Service and Vehicle Miles Traveled, Riverside County Transportation 
Department. December 2020. 

• U.S. Census Bureau, 2010 and 2020 Decennial Census. 

• U.S. Census Bureau, 2017-2021 American Community Survey 5-Year Estimates. 
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• U.S. Fish & Wildlife Service, Migratory Bird Treaty Act of 1918.  

• United States Environmental Protection Agency. 

• Update to Paleontological Resources Assessment Report for the Thermal Ranch 
Specific Plan, prepared by CRM TECH, October 20, 2022. 

• Updated Geotechnical Report, Equestrian Estates Development, Petra Geosciences, 
April 13, 2022. 

• VMT Technical Advisory prepared by Governor’s Office of Planning and Research, 
December 2018. 

• Wildlife Hazard Site Visit and Wildlife Hazard Management Plan, prepared for Thermal 
Ranch Project, Thermal, California, prepared by BASH Incorporated. July 2022 
(Revised March 2023). 

 
M. Websites 
 

• CAL FIRE Website – About CAL FIRE, https://www.fire.ca.gov/about-us/, (accessed May 2023). 

• California Air Resources Board, National Ambient Air Quality Standards 
https://ww2.arb.ca.gov/resources/national-ambient-air-quality-standards, (accessed June 2023).  

• California Department of Conservation, Important Farmland Categories, 
https://www.conservation.ca.gov/dlrp/fmmp/Pages/Important-Farmland-Categories.aspx, 
(accessed May 2023). 

• California Department of Tax and Fee Administration, Fuel Taxes Statistics & Reports, Motor 
Vehicle Fuel 10 Year Report and Taxable Diesel Gallons 10 Year Report, 
https://www.cdtfa.ca.gov/taxes-and-fees/spftrpts.htm, (accessed August 2023).  

• California Energy Commission, California Energy Consumption Database, 
http://www.ecdms.energy.ca.gov/Default.aspx, (accessed December 2022).  

• California Energy Commissions, 2021 Total System Electric Generation, 
https://www.energy.ca.gov/data-reports/energy-almanac/california-electricity-data/2021-total-
system-electric-generation, (accessed April 2023). 

• California Geothermal Energy Statistics & Data, California Energy Commission website, 
https://ww2.energy.ca.gov/almanac/renewables_data/geothermal/index_cms.php, (accessed 
July 2020). 

• California Official SB-1 website, https://rebuildingca.ca.gov/about-sb-1, (accessed August 22, 
2023). 
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• CalRecycle Solid Waste Information System (SWIS) Coachella Valley Compost (33-AA-0292) 
https://www2.calrecycle.ca.gov/SolidWaste/SiteActivity/Details/2339?siteID=2460, (accessed 
August 2023). 

• CalRecycle, SWIS Facility/Site Activity Details, Badlands Sanitary Landfill (33-AA-0006) 
https://www2.calrecycle.ca.gov/SolidWaste/SiteActivity/Details/2245?siteID=2367, (accessed 
June 2023). 

• CalRecycle, SWIS Facility/Site Activity Details, El Sobrante Landfill (33-AA-0217) 
https://www2.calrecycle.ca.gov/SolidWaste/SiteActivity/Details/2280?siteID=2402, (accessed 
June 2023).  

• CalRecycle, SWIS Facility/Site Activity Details, Lamb Canyon Sanitary Landfill (33-AA-0007) 
https://www2.calrecycle.ca.gov/SolidWaste/SiteActivity/Details/2246?siteID=2368, (accessed 
June 2023).  

• CalRecycle, SWIS Facility/Site Activity Details, Salton City Solid Waste Site (13-AA-0011) 
https://www2.calrecycle.ca.gov/SolidWaste/SiteActivity/Details/4186?siteID=598 , (accessed 
June 2023).  

• Chapter 49 Requirements for Wildland-Urban Interface Fire Areas, 
https://up.codes/viewer/california/ca-fire-code-2016/chapter/49/requirements-for-wildland-urban-
interface-fire-areas#49, (accessed May 2023). 

• County of Riverside, General Plan Appendix E-2, Socioeconomic Buildout Assumptions and 
Methodology (April 2017). 
https://planning.rctlma.org/sites/g/files/aldnop416/files/migrated/Portals-14-genplan-general-
Plan-2017-appendices-Appendix-E-2-April-2017.pdf 

• Desert Recreation District, Projects in Development, Thermal Community Park 
https://www.myrecreationdistrict.com/thermal-community-park, (accessed August 2023).  

• Federal Register, Part II Environmental Protection Agency (October 30, 2009). 
https://www.govinfo.gov/content/pkg/FR-2009-10-30/pdf/E9-23315.pdf  

• Fire Hazard Severity Zone Online GIS Map by CAL FIRE, http://egis.fire.ca.gov/FHSZ/, 
(accessed May 2023).  

• Fire Hazard Severity Zone Online GIS Map by CAL FIRE, http://egis.fire.ca.gov/FHSZ/, 
(accessed May 2021). 

• Horse Manure Management Plans (September 2020), Michigan State University 
https://www.canr.msu.edu/resources/horse-manure-management-plans, (accessed June 2023). 

• Imperial Irrigation District 2021 Power Content Label; http://www.iid.com/energy/renewable-
energy/power-content-label, (accessed April 2023). 

• Riverside County Department of Waste Resources, 
https://www.rcwaste.org/business/planning/ciwmp, (accessed April 2023).  
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• Riverside County Ordinance No. 659. 
https://library.municode.com/ca/riverside_county/ordinances/code_of_ordinances?nodeId=7018
14 

• Riverside County Watershed Protection, Horse Owners https://rcwatershed.org/residents/at-
home/horse-owners/, (accessed February 2023).  

• SCAQMD Mass Rate LST Look-Up Tables: http://www.aqmd.gov/docs/default-
source/ceqa/handbook/localized-significance-thresholds/appendix-c-mass-rate-lst-look-up-
tables.pdf?sfvrsn=2, (accessed July 2023).  

• Senate Bill No. 1241, 
http://leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=201120120SB1241, (accessed 
May 2021).  

• South Coast Air Quality Management District, Fact Sheet for Applying CalEEMod to Localized 
Significance Thresholds, http://www.aqmd.gov/docs/default-source/ceqa/handbook/localized-
significance-thresholds/caleemod-guidance.pdf, (accessed April 2023).   

• South Coast Air Quality Management District, Fact Sheet for Applying CalEEMod to Localized 
Significance Thresholds, http://www.aqmd.gov/docs/default-source/ceqa/handbook/localized-
significance-thresholds/caleemod-guidance.pdf, (accessed April 2023).   

• South Coast Air Quality Management District, Localized Significance Thresholds 
http://www.aqmd.gov/home/rules-compliance/ceqa/air-quality-analysis-handbook/localized-
significance-thresholds, (accessed April 2023).  

• South Coast AQMD Rule Book, http://www.aqmd.gov/home/rules-compliance/rules/scaqmd-
rule-book, (accessed June 2023).  

• Southern California Association of Governments, Final RHNA Methodology (March 2020), 
https://scag.ca.gov/sites/main/files/file-attachments/scag-final-rhna-methodology-
030520.pdf?1602189316, (accessed September 2023).  

• State Employment Development Department, Labor Force and Unemployment Rate for Cities 
and Census Designated Places, https://labormarketinfo.edd.ca.gov/data/labor-force-and-
unemployment-for-cities-and-census-areas.html#Data  (Accessed May 2023). 

• U.S. Bureau of Labor Statistics, Occupational Employment and Wages in Riverside-San 
Bernardino-Ontario – May 2022, 
https://www.bls.gov/regions/west/newsrelease/occupationalemploymentandwages_riverside.ht
m, (accessed June 2023).  

• United States Environmental Protection Agency, EPA’s Endangerment Finding.  
https://www.epa.gov/sites/default/files/2016-08/documents/endangermentfinding_faqs.pdf 

• US EPA Office of Resource Conversion and Recovery (April 2016) 
https://www.epa.gov/sites/default/files/2016-
04/documents/volume_to_weight_conversion_factors_memorandum_04192016_508fnl.pdf, 
(accessed July 2023).  
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• USDA, NRCS. 2019. Web Soil Survey. http://websoilsurvey.nrcs.usda.gov/app/ (accessed May 
2023).  

• Volume to Weight Conversion Factors, US EPA Office of Resource Conversion and Recovery 
(April 2016) https://www.epa.gov/sites/default/files/2016-
04/documents/volume_to_weight_conversion_factors_memorandum_04192016_508fnl.pdf, 
(accessed July 2023).  

• Federal Register, Part II Environmental Protection Agency (October 30, 2009). 
https://www.govinfo.gov/content/pkg/FR-2009-10-30/pdf/E9-23315.pdf  

• United States Environmental Protection Agency, EPA’s Endangerment Finding.  
https://www.epa.gov/sites/default/files/2016-
08/documents/endangermentfinding_faqs.pdf 

 
N. Persons 
 

• Personal communication, Jeremy Smith, Desert International Horse Show. March 30, 2023.  

• Personal communication, John Powell, Peter Rabbit Farms, leasee and grower on the subject 
property. April 6, 2023. 

• Personal communication, Russell Brady, Riverside County Planning. July 10, 2023.  
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